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1.0 INTRODUCTION

1.1 Purpose and Scope of the Initial Study

In accordance with the California Environmental Quality Act (CEQA) (California Public&e£ode

[PRC] 821000 et segthe State CEQA Guidelines (California Code of Regulations [CCR], Title 14, 815000

et seq.),and Newport Beach City Council PolicB K “ | mpl ement ati on Procedur
Environment athis IMQialstudy hasgbeei prépared to evaluate the potential environmental

effects associated with the construction and operation of the proposed Ford Road Residential Project
(hereinafter referred to as the “ pr adesasdesaiptignr oj ect
of the proposed project; an evalwuation of the pro
the environmental analyses; and recommended standard conditions and mitigation measures to lessen

or avoid the m@dvergeenpdcts e the éngranméni.c an't

Pursuant to Section 15367 of the State CEQA Guidelines, the City of Newport Beach (City) is the Lead
Agency for the project. The Lead Agencyhis publicagency that has the principal responsibility for
carrying out orapproving a project. The City has the authority for environmental review in accordance
with CEQA and certification of the environmental documentation.

This Initial Study has evaluated each of the environmental issue areas contained in the checklistiprovide
in Section 3.0. It provides decisiomakers and the public with information concerning the potential
environmental effects associated with the implementation of the proposed project, and potential ways
to reduce or avoid possible environmental impactsisTnitial Study is intended to be used as a decision
making tool for the City in considering and taking action on the proposed project. Any responsible agency
may elect to use this environmental analysis for discretionary actions associated with tieeiiempation

of the project.

1.2 Summary of Findings

Based on the environmental checklist form completed for the proposed project and supporting
environmental analysis, the project would have no impact or a less than significant impact on the following
envimnmental issue areasAesthetics, Agriculture and Forestry Resources, Air Quality, Energy,
Greenhouse Gas Emissioktgzards and Hazardous Materials, Hydrology and Water Quality, Land Use
and Planning, Mineral Resources, Population and Housing, PubliceSeRecreation, Transportation,

Utilities and Service Systems, and Wildfifehe pr oposed project’s impacts
would be less than significant with the implementation of mitigati@iological Resources, Cultural
Resources, Gedly and Soils, Noise, Tribal Cultural Resoursikdanpacts would be less than significant

after mitigation.

As set forth in the State CEQA Guidelines Section 15070, an Initial Study leading to a Mitigated Negative
Declaration (IS/MND) can be prepared wh#re Initial Study has identified potentially significant
environmental impacts but revisions have been made to the project, prior to public review of the Initial
Study, that would avoid or mitigate the impacts to a level considered less than signiéindrihere is no
substantial evidence in light of the whole record before the public agency that the project, may have a
significant effect on the environment.

1 Ford Road Residential Project
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1.3 Initial Study Public Review Process

The Notice of Intent (NOI) to Adopt a Mitigated Negabexlaration has been provided to the County of
Orange ClerdRecorder and mailetb responsibleagencies nearby property owners, and others who
expressed interest in being notified 20day public review period has been established for the IS/MND

in accodance with Section 15078) of the State CEQA GuidelineBuring the public review period, the

ISIMND, including the technical appendicesan be accessed on the City's
review at the locations identified below.

http://lw ww.newportbeachca.gov/cega

City of Newport Beach

Community Development Department, Planning Division

100 Civic Center Driy8ay B

Newport Beach, California 92660

949-644-3200

Hours: 7:3G.m.to 5:30p.m., Monday through Thursday; 7:30m.to 4:30p.m.Fridays

Newport Library- CentralLibrary

1000 Avocado Avenue

Newport Beach, California 92660

(949 717-3800

Hours: 9a.m.to 9 p.m., Monday b Thursday

9a.m.to 6 p.m.,Friday and Saturday; noon tgoam., Sunday

Newport Library- BalboaBranch

100 East BalboadBlevard

Newport Beach, California 9266

(949 644-3076

Hours: 9a.m.to 9 p.m., Mondayand Wednesday
9a.m.to 6 p.m., Tuesday, Thursday ®aturday

Newport Library- MarinersBranch

1300 Irvine Avenue

Newport Beach, California 9266

(949 717-3838

Hours:9 a.m.to 9 p.m., Mondayto Thursday

9a.m.to 6 p.m.,Friday and Saturday; noon to 5 p.m., Sunday

In reviewing the IS/IMND, affected public agencies and interested members of the public should focus on
the adequacy of the document in identifying and aaélg the potential environmental impacts and the
ways in which the potentially significant effects of the project can be avoided or mitigated. Comments on
the IS/MND and the analysis contained herein may be sent to:

1 A 30day public review period is onlygeired where one or more State agencies will be a responsible agency or a trustee
agency or will exercise jurisdiction by law over natural resources affected by the project, or where the project is adstatew
regional, or areawide environmental signifitce. The proposed project does not meet these criteria (State CEQA Guidelines
§15073(d)).

2 Ford Road Residential Project
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Benjamin M. ZdebaICPAssociate Plarer

City of Newport Beach

Community Development Department, Planning Division
100 Civic Center Driy8ay B

Newport Beach, California 92660

949-644-3253

Written comments may also be sent via email to bzdeba@newportbeachca.gov. Comments sent via emalil
shoul include the project title in the subject line and a valid mailing address in the email.

Following receipt and evaluation of comments from agencies, organizations, and/or individuals, the City
of Newport Beach will determine whether any substantial newiemmental issues have been raised. If

so, further documentation may be requiretf. not or if the issues raised do not provide substantial
evidence that the project will have a significant effect on the environment, the IS/MND and the project
will be corsidered for adoption and approval, respectively.

1.4 Report Organization
This document has been organized into the following sections:

Section 1.0; Introduction. This section provides an introduction and overview descritsingconclusions
of the InitialStudy.

Section 2.0 Project DescriptionThis section identifies key project characteristics amadudes a list of
anticipated discretionary actions.

Section 3.0¢ Initial Study ChecklistThe Environmental Checklist Form provides an overview of the
potential impacts that may or may not result from project implementation.

Section 4.0¢ Environmental EvaluationThis section contains an analysis of environmental impacts
identified in the environmental checkilist.

Section5.0 ¢ Preparers and ContributorsThis sectiondentifies parties involved in the preparation of the
Initial Study

Section6.0 ¢ ReferencesThe section identifies resources used to prepare the Initial Study.
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2.0
2.1

Project Locationral Setting

PROJECT DESCRIPTION

The project site is located on Ford Road in the City of Newport Beach, Orange County, Cdlifiernia
project site is shown in a regional and local context on Exhilegjonal Vicinity Mapnd Exhibi, Site
Vicinity Map respectivelyThe poject site includes two parcels totaling 2.805 acres. Parcel 1, currently
approximatelyl.287 acres, is proposed for development w2th condominium units withinral-shaped
building over one level of subterranean parkiRgrcel 2, currentlgpproximatey 1.518 acres, is the AT&T
Switch Station site locatest 4302 Ford Roaeast of Parcel IRarcel 1is primarily undevelopedbut also
includes surface parking for the AT&T Switch Station. As a part of the project, the Ibétween the

two parcelswvould be adjustedn order thatthe surface parkingndthe AT&T Switch Staticare on same
parcel.The Switch Station woulcemain, and its parkintpt would be regraded and resurfaced

Parcel acreage before and after the lot line adjustment is provadedable 1

Table 1:Acreage Summary

After Lot Line
Parcel Existing Acreage Adjustment Change
1 1.287 1.061 -0.226
2 1518 1.744 +0.226
Total 2.805 2.805 0

SourcePsomas, 2019.

Parcel 1 igenerally bordered by Bonita Canyon Drive to the north; @iy of Newport BeaclBonita
Canyon Sports Park and parking lot to the south and west; the AT&T Switch Station to the east; and
MacArthur Boulevard to the wesif the Sports ParlParcel 2 is generally bordered by Bonita Canyon Drive

to the north; the Sports &k to the south; Bonita Canyon Sports Park (open space with trails) to the east;
and Parcel 1 to the wesRegional access is provided by State Route 73F3pRvhich is approximately

one mile north of the site. Local access is provided by MacArthueBand, Bonita Canyon Drive, Mesa
View Drive, and Ford Roasdo vehicular access is currently providedP@arcel 1; gated access to Parcel 2

is provided from one driveway on Ford Road

As noted aboveRarcel lincludesthe surface parking for the AT&T SatitStatiorand undeveloped land
The undeveloped portion of the parcebntains12 eucalyptus treesand shrubs primarily along the
perimeter of the site. Ossite elevations range from approximately 1f@2t (near Bonita Canyon Rodd)
200 feet (near FordRoad)above mean sea leveing)>. The si t e’
along Bonita Canyon Drive while the southeast boundary slopes upward toward Ford Road, resulting in a
gradual slope to the southRarcel 2 is the existing onand two-story ART Switch Station buildin@n

site elevationdor Parcel Zange from approximately 192et (at the northeast corner of the buildingo

204 feet (near Ford RoadjbovemsP. No vehicular access is currently providedParcell; gated access

to Parcel 4s provided from one driveway on Ford Raaldich would be retained as a part of the project

3

Source: Google Earth Pro, accessed March 11, 2019.
Source: Google Earth Pro, accessed March 11, 2019.

S

northern bounda
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Land uses nedrarcel linclude the following:

Direction Land Uses
Bonita Canyomrive three-story multifamily residential north of Bonita Canyon Driv,
North . .
Arroyo Park (open space with trails)
Parcel 2AT&T Switch Statiomie- and a two-story building with surface parking);
East . . .
Bonita Canyon Sports Park (open space with trails)
Bonita Canyon Sports Park (community center, tennis courts, basketiats, soccer
South . . :
fields, playground, trails, surface parking lot)
Southeast One and two-story shglefamily residences southeast tife projectsite and south of
Ford Road
Undeveloped property (APN 45®2-02), landscaping associated with Bonita {an
West Sports Park and along MacArthur Boulevard; MacArthur Boulevardstary attached
singlefamily residences west of MacArthur Boulevard
2.2 Project Characteristics

221 Land Use Designations
General Plan

The existing General Plan land use designatioR#ocel 1 and Parcei2Public Facilities (PF). The PF land
use designation allows for public facilities including schools, government facilities, libraries, community
centers and public utilities. Implementation of the proposed project would requireenet@l Plan
Amendment to change the designatiom Parcel o Multi-Unit Residential (RM). The RM designation
allows for multifamily residential development containing attasthor detached dwelling unitsThe
General Plan notes that the number of uniesracre is specified on the General Plan Land Use Element
figures. As noted, the project requires a General Plan Amendment. The applicant is requeesbimgtruct

21 units on thel.l-acre site The General Plan Land Use Map wdiddupdated toreflect amaximum of

21 dwelling units on Parcel 1

Zoning

The existing zoning designatiéor Parcel 1 and Parceli2 Public Facilities (PMyhich does not permit

residential development. Projedinplementation would require a zone change Parcel 1o Multi-Unit

Residential RM) . The RM zoning designation is “p@&etended
unit residential devel opment s c o*andallowsfomagnaxamurh ac h e d
Floor Ared.imit (FA) of 1.75° Thel.061acre site would allow for up t88 units.The Zoning Map would

be updated to reflect a maximum of 21 dwelling units on Parcel 1.

4 City of Newport Beach Zoning Code 20.18.010

5 The tdal gross floor area contained in all buildings and structures on a development site shall not exceed 1.75 times the
buildable area of the site, provided that up to 200 sf of floor area per required parking space devoted to enclosed parking
shall not be icluded in calculations of total gross floor ar€ity of Newport Beach Zoning Code 20.18.030, TaBle 2

6 Ford Road Residential Project
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Exhibit 1 Regional Vicinity Map
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Exhibit 2 Site Vicinity Map
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2.2.2 Site Development

The site plan for theeondominiumproject is provided ag&xhibit3, Site Planlmplementation of the

proposed project would require the removal of all existing vegetation, including 12 eucalyptus trees, on
Parcel 1 to bow for the construction of the condominium development. Additionally, the surface parking

for the AT&T Switch Station would be regraded and resurfagsghroposed, the project would allow for
21 condominium dwelling units with associated amenities wititiwo- andthree-story Ll-shaped building
over one level of subterranean parking with 55 spaBeslding massing isried;the two-story northern
elevation facing Bonita Canyon Drive steps up to a Hsteey elevationat street levefacing Ford Road.
The maximum proposed building height would be 37 feet (to top of)renbst ofthe building height
would be 30 feet (tooof).

The project would include a mix of twdnedroom, threebedroom, and fowbedroom residential units
ranging in size frorapproxinately 1,410 square feet (sf) to 2,277 sf with average size 4f825 average
sf. Table2 providesa breakdown of dwelling unit type for the proposed project.

Table2: Residential Unit Summary

Unit Type Net Square Feet Total Units
Unit A1 (2BR.5BA) 1,433 6

Unit A2 (2BR.5BA) 1,410 2

Unit B1 (3BR3.5BA) 2,078 3

Unit B2 (3BR.5BA) 1,746 3

Unit C1 (4BR.5BA) 2,120 3

Unit C2 (4BR.5BA) 2,277 4
Total 21
Source: Hines, 2018.

Vehicular access to the building would be provided from a new drivesvay-ord Road into the
subterranean parking garage. A new-site walkway between the new driveway and the easterncBlar
1 boundary would provide access to the condominium building from the sidewalk on Ford Road.

223 Open Space and Amenities

SharedOpenSpace and Amenities

The RM zoning district requires 75 sf of commsbaredopen space per dwelling unithe project provides
both indoors and outdoors shared open space

Outdoor. The project would hav@3,481 sfof outdoor open space: swimmingool deck and outdoor
courtyard(6,536 sf) roof deck on the third level (735 sf), and landscaping (16s81Proposed outdoor

and

shared common space amenities would include a swimming pool, pool room, spa, courtyard, arat outdo
fire pit, all located at the southwest corner of the project site between the residential building and the
Bonita Canyon Sports Park parking [bhe courtyard area would have tables, barbeques, seating areas

for outdoor dining, and green spac&he coutyard would be accessible from onénterior building

location Firstfloor residential units would not have direct access to the courtyard. A gated side entrance

11 Ford Road Residential Project
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along at the southwest corner would providecess to and from the public sidewaticcesgo the roof
deckwould befrom the third floor.

Indoor. The project include4,829 sf of indoor shared open spag®ol room (437 sfand indoorclub
room (1,392 sf), both on the first flooithe club room would be accessed from the courtydite pool
room can be accessed through the courtyard.

Private OpenSpace and Amenities

The RM zoning district requirdsre percent of gross floor area per unit be dedicated for private open
space.Each condominiunanit would have grivate deckor balcony Approximately 7,372 sf of private
open spacavould be providedThe proj ect would exceed the City’' s 1

224 Architecture, Landscaping, and Lighting

Exterior elevation renderings are shown in Exhil#it Morth and EasElevationand Exhibit 4BSouth and

West ElevationsThe contemporary, articulated facades would include a mix of composite board siding,
cedar shingles, wood sidings and wood columns. From Bonita Canyon Drive, the grade slopes up toward
the first floor of the twostory elevation The first floor would feature white composite board siding with
decorative wood columns at the private balconies. The second and third fiemukd provide contrast
through the use of white siding with light tan cedar shingles and articulataetl trim. The second and
third-floor private balconies wouldhave wood railings. Windows on afloors would have dark gray
shutters. The roo#vould beshinglel.

The residential units at the west and south corners of the buileingld be withina nautical themed
tower element which is a part of the condominium buildifgay windows would wrap around the upper
portion of the tower. Eyebrow window rooftop dormers are also proposed on the second and third floors.
Overall, the building has a neutral colorgize featuring gray, tan, beige, and white tonéss previously
noted, themaximum proposed building height would be 37 fembst of the building height would be 30
feet. Under the RM zoning designation, the maximum building height for a flat rooffee@nd for a
sloped room is 33 fe&tSection 20.30.06C2.bof the Newport BeacMunicipal CodéNBMChotes that

the height of a structure may be increased up to a maximum of 32 feet with a flat roof or 37 feet with a
sloped roofwith discretionary $ Development Review approval by the City.

6 NBMC Secti on SguturdithGslomng rods. shall be measured to the highest peak of the roof. Structures
with flat roofs shall be mesured to the top of the roof, guardrail, or parapet wall. The established grade of the pad shall be
determined by one of the methods identified in Sect&h30.050( Gr ade Establ i shment) .”

12 Ford Road Residential Project
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Exhibit 3 Site Plan
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Exhibit A, North and East Elevations
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Exhibit 4B: South and West Elevations
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The proposed landscaping plan is provided as ExhibitaBgdscaping PlarExisting site vegetation,
includingl2 eucalyptus treesvould be removed. A variety of treé@scludingCalifornia sycamores, coast

live oaks, holly oaks, and swan hill olikeets would be planted along the site perimeter adjacent to Bonita
CanyonDrive and MacArthur Boulevard. Fruitless olive trees and a mix of oak trees would line the
driveway leading to the subterranean parking garage. Mexican and California sycamorebevplalated
between the eastern site boundary and the AT&T Switch Station parking lot. A mix of shrubs including
coyote brush, Black sagdeer grass, andiant chain ferns would provide groundcover. Grasscrete is also
proposed between the proposed drivewantry and pedestrian sidewalk at the southeast corner of the
site.

Date palms and groundcover including blue fax lily, red yucca, ghost agave, and lavender are proposed
within the outdoor courtyard area. A similar mix of sycamore trees would be planted) déhe southern
site boundary. A stone retaining wall is proposed along the southwest property line.

Al | irrigation would be automatic and |-spmay, vol ume
and/or bubblers. All new landscaping would comply with the City of Newport Beach Water Efficient
Landscapin®@rdinance andiesign standards.

The lightingplan is shown in Exhibit jghting PlanProject lighting would include light sources typically

used in multi-family residential developments, in
open space and landscaped areas of the site woalaHighting to allow for nighttime use of the amenity

areas; lighting for security; and landscape accent lighting. Specifically, uplighting of trees and the
swimming pool area would illuminate the courtyard area wiole-levelpath lighting is providedlang

the pedestrian sidewalk leading to the proposed project. The driveway leading to the subterranean
parking garage would also feature planter lighting.

2.25 Parking and Circulation

Vehicular Circulation

The singldevel subterranean parking garage wadudrovide residential and guest parking on the project

site. The garage would have 55 parking spaces. Of the 55 s8&cgsaces would be for residents6 2

tandem spaces and 13 standasthlls Additionally, the parking garage would have 13 guest spaw#8 a

Americans with Disabilities Act (ADA) spaces. The parking dayagkis shown in Exhibit Parking Plan

The project exceeds the City’s parking requiremen
space per unit\BMCSection 20.40.02) or 53 spaces.

Vehicularingress and egregs the site andparking garage would be provided fronsiaglenew driveway

from Ford Road at the southeast boundary of the project site. The driveway would slope down at an
approximate 14.9ercent grade fronford Road to the gated entrance to the parking garageallvox
would be provided at the gated entrancA. stairwell would be locatedat the northwestcorner and
southeast corner of the garagéhe southeast stairwell provides access to the upper residéfavels.

The northwest stairwelvould bean emergencyccesgo the existingsidewalkon Bonita Canyon Drive
Elevators at thecenter ofthe garage would also provid#irect access between thparking garagand
residential floors.

No resident and gug¢gparking would be allowed at the Bonita Canyon Sports Park parkingddting at

City parks is only allowed for park uses; no overnight parking is permitte®n - st reet par ki ng
providedon the south side of Ford Road from the entrance of 8perts Park for approximately 325 to

the east.All requiredproject parkingwould be provided in then-site parking garage
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The project would include bike lockers within the subterranean parking garage. Two bike storage lockers
would be located at the northeast and northwest corners of the parking garage.

As noted, a new walkway would be constructed to providmugd level access to the buildifiggm Ford
Road.Thewalkwaywould start at the driveway to the subterranean parkireyage and curve between

the driveway and theAT&T parking lot, terminating at the southeast corner of the building. Inside the
residential building, elevators would provide access to residences and the subterranean garage. Stairwells
would also provide aess tothe residentialevels.

There are existing sidewalks adjacent to the project site on Bonita Canyon Drive and on ForfthRoad.
sidewalk on Ford Road is located between the project site and the Bonita Canyon Sports Park parking lot
and continues notiwest to its termination at the intersection of Bonita Canyon Drive at MacArthur
Boulevard. The sidewalk along Bonita Canpoine begins at the intersection of Bonita Canyon Drive at
MacArthur Boulevard and continues east toward Mesa View Drive. Thedie pidewalks wouleot be

affected bythe project.Pedestrians would continue to have access to the Bonita Canyon Sports Park and
other nearby residential neighborhoods.

Public transit service is provided by the Orange County Transportation AuthoribAj6e nearest bs
stopison Bonita Canyon Drive immediately north of the project.sitdditional bus stops are locatealt

the intersection of Mesa View Drive at Bonita Canyon Drive and at the intersection of Mesa View Drive at
Ford Road.

2.2.6 Utility Infrastructure

Implementation of the proposed project would require the construction of newsiva utility
infrastructure to serve the residences and associated project amenities. These utilities would be
connected to existing utility infrastructure atdjacent roadways, with the finalsiziagn d desi gn of
facilities to occur during final building design and plan check.

Water and SewerThe City of Newport Beach provides water and sewer collection services to the project
area. A ainch domestic water main would connect the project gitean existing 12nch water main at

the Bonita Canyon Sports Park parking lot. Argik fire water main would also connect to the existing
water main. Both the domestic water and fire point connections are located adjacent to the proposed
entrance to he subterranean garage. A foinch sanitary sewer line would connect the project site to
the existing sewer lines near the AT&T Switch Station parking lot and on Ford Road.

Drainage and Water QualityThe City of Newport Beach maintains storm drainshim €ity. The project

site iscurrently perviousbecause it is undeveloped. The site features slopes that drain to the northeast
toward an existing storm drain near the adjacent AT&T Switch Station property. The proposed project
would include infiltration lasins around the perimeter of the site. Roof downspouts, vegetated swales,
and concrete gutters would allow drainage to collect into the basins and infiltrate into the native soil
approximately three feet below the finished grade. Heavy flows would digehiar the historic orsite

low point before following the existing drainage pattern. Project flows would continue to discharge into
the existing storm drain, which eventually flows into Upper Newport Bay and ultimately, the Pacific Ocean.
No new storm drai systems are proposed.
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Exhibit 5 Landscaping Plan
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Exhibit 6 Lighting Plan
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Exhibit 7 Parking Plan
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Dry Utilities and Solid Waste Magement.Southern California Edison (SCE) provides electricity to the
project site through underground electrical connections. The Southern California Gas Company (SoCalGas)
provides natural gas to the project site. Telephone and data services are prawide& T Switch Station

and cable television services are provided by Cox Communications. Service connections for the proposed
project would be made from existing utility lines, with new utility lines placed underground. CR&R
Environmental Servicgsovides solid waste collection and services to the City of Newport Beach.

2.3 Construction Activities

Buildingconstructionis anticipated to take approximately 18 months. For purposes of this environmental
analysisppeningyear is assumed to be 2021. Project constion wouldbeginthe first quarter 02020
and endin thethird quarter 0f2021, in the followingequence

A Demolition (existing pavement at AT&T Switch Station)

A Site preparation (vegetation removal),

A GradingThe project would involve approximately 02 cubic yardscf) of cut and 2,00@y of fill.
Approximately 80@y of fill would be imported to balance the project si#ll infrastructure (i.e.,
storm drairs, water, wastewater, dry utilities) would be installed during grading.

A Building constructionand

A Paving, architectural coating, and landscaping.

2.4 Discretionarand MinisteriaApprovals

Thediscretionary and ministeriactions and/or approvals need b consideedfor the proposed project
include, but are not limited to, the following:

City of Newport Beach

A Adoption of the Initial Study/Mitigated Negative DeclaratioriThe proposed project requires
CEQA compliance through the adoption of an IS/MND prior to approval of the project. This Initial
Study and the proposed MND are intended to serve asgtimary environmental document for
all actions associated with the approval of the Ford Road Residential Project. In addition, this is
the primary reference document for the formulation and implementation of a mitigation
monitoring and reporting prograrfor the proposed project.

A General Plan AmendmentThe proposed project would change the General Plan designation
from Public Facilitie@P to Multi-Unit Residentia{fRM) land use designation.

A Zoning Amendment The proposed project would change the zontesignation from Public
Facilities(PF) to Multi-Unit ResidentialRM).

A Major Site Development Reviewlo allow the construction of 21 dwelling units with a tentative
tract map and to ensure the site is developed in accordance with applicadahing Code
development standards and regulations pursuant to NBMC Section 20.52.080 (Site Development
Reviews). Also requested is an increase in allowable height for a corner tower element that would
exceed the maximum height linpursuant to NBMC Section 20.30.060
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A Lot Line AdjustmentA lot line adjustment is proposed to reconfigure the lot line shared between
the proposed project and the AT&T Switch Statibhe lot line adjustment would result in the
parking lot reconfiguration and restriping at the AT&T Switchic.

A VestingTentative Tract Map Consistent withNBMC19.12.070, the proposed project requires
review and approval of ¥estingTentative TracMap for the development of 21 dwellingnits,
as shown irexhibit8, Vesting Tentative Tract Map.

A Demolition, grading, and building permits.
Responsible Agencies

A Santa Ana Regional Water Quality Control Board (RWQ®@B)ance of aNational Pollution
Discharge Elimination System (NPDES) PamdiConstruction General Permit.

A Orange County Airport Land Use Cunission (ALUCYhe City of Newport Beach will refer theoject
to the ALUC for determination pfoject consistency with the Airport Environs Land Use Plan (AELUP)
for John Wayne Airport.
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Exhibit8: Vesting Tentative Tract Map
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3.0 INITIAL STUDY CHE®KL
ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least
one impact that is a “ Po atedbytheahetklst ob thafallowing pagesit | mp

[ ] Aesthetics [ ] Greenhouse Gas Emissions[ | Public Services

[] Air Quality [ ] Hazards & Hazardous [ ] Recreation

[ ] Agricultural and Forestry Materials [ ] Transportation
Resources [ ] Hydrology/Water Quality [] Tribal Cultural Resources

[ ] Biological Resources [ ] Land Use/Planning [] utiities/Service Systems

[ ] Cultural Resources [ ] Mineral Resources (] wildfire

L] Energy [] Noise [] Mandatory Findings of

[ ] Geology/Soils [ ] Population/Housing Significance

DETERMINATION:
On the basis of this initial evaluation (check one):

[ ] 1find that the proposed project COULD NOT have a significant effect on the envitprand a
NEGATIVE DECLARATION will be prepared.

X] 1find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because revisions in the project haverizn by or
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

[] 1 find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

[ ] 1 find that the proposed project MAY have a "potentially significant impact" or "potentially
significant unless mitigated" impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant tdiapple legal standards, and 2) has been
addressed by mitigation measures based on the earlier analysis as described on attached sheets. An
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain to
be addressed.

[ ] I find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or
NEGATIVE DECLARATION pursuant to applicable staaaiards) have been avoided or mitigated
pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures
that are imposed upon the proposed project, nothing further is required.
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ENVIRONMENTAL CHE®XKL

Less Than
Significant
Potentially with Less Than

ENVIRONMENTAL IMPACTS Significant Mitigation Significant No

Issues Issues Incorporated Impact Impact

1. AESTHETICSXcept as provided in Public Resources Code Section 21099, would the project:

a) Have a substantial adverse effect on a scenic vista? [] [] X []

b) Substantiallldamage scenic resources, including but n |:| |:| |:| |X|
limited to trees, rock outcroppings, and historic buildin
within aSate scenic highway?

¢) Innonurbanized areas, substantially dege the
existing visual character or quality of public views of th D D g D
site and its surroundings? (Public views are those that
are experienced from publicly accessible vantage poin
If the project is in an urbanized area, would the projec
conflict with appicable zoning and other regulations
governing scenic quality?

d) Create a new source of substantial light or glare which |:| |:| g |:|
would adversely affect day or nighttime views in the
ared?

2. AGRICULTURE AND FORESTRY RESOWRE&EMnining whether impacts to agricultural resources arg
significant environmental effects, lead agencies may refer to the Califorhigicultural Land Evaluation
and Site Assessment Model (1997) prepared by the California Department of Conservation as an op
model to use in assessing impacts on agriculture and farmlanuld the project:

a) Convert Prime Farmland, Unique FarmlaodFarmland |:| D |:| |Z
of Statewide Importance (Farmland), as shown on the|
maps prepared pursuant to the Farmland Mapping an
Monitoring Program of the California Resources Agen
to nonagricultural use?

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract? D D D |Z

c) Conflict with existing zoning for, or cause rezoning of,
forest land (aslefined in Public Resources Code sectid D D D |X|
12220(g))timberland(as defined by Public Resources
Code section 4526), or timberland zoned Timberland
Production (as defined by Government Code section
51104(g))?

d) Resultin the loss of forest land or conversion of forest

land to nonforest use?

[ [] [ X
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Less Than
Significant
Potentially with Less Than
ENVIRONMENTAL IMPACTS Significant Mitigation Significant No
Issues Issues Incorporated Impact Impact
e) Involve other changes in the existing environment |:| D |:| |Z

which, dueto their location or nature, could result in
conversionof Farmland, to noragricultural use or
conversion of forest land to neforest use?

3. AIR QUALITYVhere available, the ignificance criteria established by the applicable air quality
management district or air pollution control district may be relied upon to make the following
determinations.Would the project:

a) Conflict with or obstruct implementation of the
applicableair quality plan? L] L] ] L]

b) Resultin a cumulatively considerable net increase of ¢
criteria pollutant for which the project region is non L] L] > L]
attainment under an applicable federal 8tae ambient
air quality standard?

c) Expose sensitive receptors to substantial pollutant
concentrations? D D g D
d) Resultin other emissions (such as those leading to og |:| |:| g |:|

adversely affecting a substantial number of people?

4. BIOLOGICAL RESOUR®ESId the project:

a) Have a substardi adverse effect, either directly or |:| |X| |:| |:|
through habitat modifications, on any species identifie
as a candidate, sensitive, or special status species in
or regional plans, policies, or regulations, or by the
California Department of Fish amdildlife or U.S. Fish
and Wildlife Service?

b) Have a substantial adverse effect on any riparian hab |:| |:| |:| &
or other sensitive natural community identified in local
or regional plans, policiesegulations or by the
California Department of Fish amdildlife or U.S Fish
and Wildlife Service?

c) Have a substantial adverse effect Stateor federally |:| |:| |:| |X|
protected wetlandgincluding, but not limited to, marsh
vernal pool, coastal, etc.) through direct removal, fillin
hydrological
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Less Than
Significant
Potentially with Less Than
ENVIRONMENTAL IMPACTS Significant Mitigation Significant No

Issues Issues Incorporated Impact Impact

d) Interfere substantially with the movement of any nativ{ |:| D g D
resident or migratory fish or wildlife species or with
establishedhative resident or migratory wildlife
corridors, or impede the use of native wildlife nursery
sites?

e) Conflict withany local policies or ordinances protecting |:| |:| & |:|
biological resources, such as a tree preservation polic
ordinance?

f)  Conflict with the provisions of an adopted Habitat ] X ] ]
Conservatin Plan, Natural Community Conservation
Plan, orother approved localregional, oiStatehabitat
conservation plan?

5. CULTURAL RESOUR®@Efsid the project:

a) Cause a substaial adverse change in the significance
a historicalresource pursuant to in § 15064.5? D D D |Z

b) Cause a substantial adverse change in the significang
an archaeological resourceisuant to § 15064.57? D |X| D D

c) Disturb any human remains, including those interred
outside of dedicated cemeteries? D |X| D D

6. ENERGYVould the project:

a) Resultin potentially significant environmental impact ] ] X ]
due to wasteful, inefficient, or unnecessary consumpti
of energy resources, during project construction or
operation?

b) Conflict with or obstruct &tateor local plan for
renewable energy or energy efficiency? L] L] > L]

7. GEOLOGY AND SOW®uld the project:

a) Directly or indirectly cause potential substantial advers
effects, including the risk of loss, injury, or death
involving:

i)  Rupture of a known earthquake fault, as delineatg
on the most recent AlquisPriolo Earthquake Fault D D lE D
Zoning Map issued by tHgtate Geologist for the
area or based on other substantial evidence of a
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ENVIRONMENTAL IMPACTS
Issues

Less Than
Significant
Potentially with Less Than
Significant Mitigation Significant No
Issues Incorporated Impact Impact

known fault? Refer to Division of Mines and
Geology Special Publication 42.

ii)  Strong seismic ground skiag?

iii) Seismierelated ground failure, including

liquefaction?

iv) Landslides?

b)

Result in substantial soil erosion or the loss of topsoil

c)

Be located on a geologic unit or soil that is unstabte,
that would become unstable as a result of the project
and potentially result in onor off-site landslide, lateral
spreading, subsidence, liquefaction or collapse?

Oygjo| 4|
N I O I
XX |O| 0|0
OO0 xX| X|UO

d)

Be locéed on expansive soil, as defined in TableliB
of the Uniform Building Code (1994), creating substan
direct or indirect risks to life or property?

e)

Have soils incapabld adequately supporting the use o
septic tanks or alternativevaste waterdisposal systems
where sewers are not available for the disposaivakte
water?

f)

Directly or indiretly destroy a unique paleontological
resource or site or unique geologic feature?

GREENHOUSE GAS EMISSIONS. Would the project:

a)

Generate greenhouse gas emissions, eithezatly or
indirectly, that may have a significant impact on the
environment?

b)

Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emmss of
greenhouse gases?

HAZARDS AND HAZARDOUS MATERMdLE] the project:

Create a significant hazard to the public or the
environment through the routine transport, esor
disposal of hazardous materials?
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Less Than

Significant
Potentially with Less Than
ENVIRONMENTAL IMPACTS Significant Mitigation Significant No

Issues Issues Incorporated Impact Impact

b) Create a significant hazard to the public or the |:| |:| g |:|
environment through reasonably foreseeable upset ar
accident conditions involving thelease of hazardous
materials into the environment?

c) Emit hazardous emissions or handle hazardous or ] ] X ]
acutely hazardous materials, substances, or waste wif
one-quarter mile ofan existing or proposed school?

d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to D D D |X|
Government Code Section 65962.5 and, assalte
would it create a significant hazard to the public or the
environment?

e) For a project located within an airport land use plan o |:| |:| |:| |Z
where such a plan has not been adoptedthm two
miles of a public airport or public use airport, would thg
project result in a safety hazard or excessive noise for
people residing or working in the project area?

f)  Impair implementation of or physically interfere with ar
adopted emergency response plan or emergency D D |Z D
evacuation plan?

g) Expose people or structures, either directly or indirectl
to a significant risk of loss, injury or death involving L] L] L] I
wildland fires?

10. HYDROLOGY AND WATER QUAW®WYI the project:

a) Violate any water quality standards or waste tiage |:| |:| & |:|
requirements or otherwise substantially degrade surfal
or ground waterquality?

b) Substantially decrease groundwater supplies or interfe |:| |:| g |:|
substantially with groundwaterecharge such that the
project may impede sustainable groundwater
management of the basin?

c) Substantially alter the existing drainage pattern of the
site or area, including thragh the alteration of the
course of a stream or river or through the addition of
impervious surfaces, in a manner which would:

37 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 3.0
Initial Study Checklist

Less Than
Significant
Potentially with Less Than
ENVIRONMENTAL IMPACTS Significant Mitigation Significant No
Issues Issues Incorporated Impact Impact
i)  Result in substantial erosion or siltation-an off-
site? L] L] > L]
i)  Substantially increase the rate or amount of surfa
runoff in a manner which would result in flooding D D g D
on- or offsite?
iii) Create or contribute runoff water wbh would
exceed the capacity of existing or planned storm L] L] b L]
water drainage systems or provide substantial
additional sources of polluted runoff?
iv) Impede or redirect flood flows? |:| |:| |:| |X|
d) Inflood hazard, tsunami, or seiche zones, risk releas¢g
pollutants due to project inundation? D D D |X|
e) Conflict with or obstruct implementation of a water |:| |:| g |:|
quality control plan or sustainable groundwater
management plan?
11. LAND USE AND PLANNINuld the project:
a) Physicallivide an established community? [] [] [] X
b) Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation D D g D
adopted for the purpose of avoiding aitigating an
environmental effect?
12. MINERAL RESOURCES. Would the project:
a) Resultin the loss of availability of a known mineral
resource that would be of value to thegimn and the L] L] L] I
residents of theState?
b) Result in the loss of availability ofacallyimportant
mineral resource recovery site delineated on a local D D D |X|
general plan, specific plar other land use plan?
13. NOISEWould the project result in:
a) Generation of a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the D lz D D
project in excess of standards established in the local
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Less Than
Significant
Potentially with Less Than

ENVIRONMENTAL IMPACTS Significant Mitigation Significant No
Issues Issues Incorporated Impact Impact

general plan or noise ordinance, or applicable standar

of other agencies?
b) Generation of excessigroundbornevibration or

groundbornenoise levels? D D g D
c) For a project located within the vicinity of a private |:| |:| |:| |X|

airstrip or an airport land use plan or, where such a pl

has not been adopted, within two teis of a public

airport or public use airport, would the project expose

people residing or working in the project area to

excessive noise levels?
14. POPULATION AND HOUSIM®uId the project:
a) Induce substantial unplanned population growth in an ] ] = ]

area, either directly (for example, by proposing new

homes and businesses) or indirectly (for example,

through extensionof roads or other infrastructure)?
b) Displace substantial numbers of existing people or |:| |:| |:| &

housing, necessitating the construction of replacemen

housing elsewhere?

15. PUBLIC SERVIC®B®uId the project result in

a) Would the project result in substantial adverse physic:
impacts associated with the provision of new or
physically altered governmental facilities, need for ney
or physically altered governmental faciig, the
construction of which could cause significant
environmental impacts, in order to maintain acceptabli
service ratios, response times or other performance
objectives for any of the public services:

i) Fire protection?

i)  Police protection?

iii) Schools?

iv) Parks?

O OO O
O OO O
XX X XX
O OO O

v)  Other public facilities?
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Less Than

Significant
Potentially with Less Than
ENVIRONMENTAL IMPACTS Significant Mitigation Significant No

Issues Issues Incorporated Impact Impact

16. RECREATIOWould the project:

a) Would theprojectincrease the use ofxésting |:| |:| & |:|
neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of
the facility would occur or be accelerated?

b) Does the poject include recreational facilities or requirg |:| |:| & |:|
the construction or expansion of recreational facilities
which might have an adverse physical effect on the
environment?

17. TRANBORTATIONVould the project:

a) Conflict with gprogram plan, ordinance or policy
addressing the circulation system, including transit, D D |Z D

roadway, bicycle and pedestrian facilities?

b)  Would theproject conflict with an applicable congestio
management program, including, but not limited to, D D D |Z
level of service standards and travel demand measurg
or other standards established by the county congesti
management agency for desigralt roads or highways?

c) Substantially increase hazards due to a geometric deg |:| |:| |:| &
feature (e.g., sharp curves or dangerous intersections
incompatible uses (e.g., farm equipmgh

d) Resultin inadequate emergency access? [] [] X []

18. TRIBAL CULTURAL RESOUR®@k®I the project:

a) Cause a substantial adverse change in the significanc
a tribal cultural resource, defined in Public Resources
Code section 21074 as either a site, feature, place,
cultural landscape that is geographically defined in ter
of the size and scope of the ldscape, sacred place, or
object with cultural value to a California Native Americ
tribe, and that is:

i)  Listed or eligible for listing in the California Regist
of Historical Resources, or in a local register of L] > L] L]
historical resources as definedRublic Resources
Code section 5020.1(k)?
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Less Than
Significant
Potentially with Less Than
ENVIRONMENTAL IMPACTS Significant Mitigation Significant No

Issues Issues Incorporated Impact Impact

i) A resource determined by the lead agency, in its
discretion and supported by substantial evidence D |Z D D
to be significant pursuant to critex set forth in
subdivision (c) of Public Resources Code Section
5024.1. In applying the criteria set forth in
subdivision (c) of Public Resource Code Section
5024.1, the lead agency shall consider the
significance of the resource to a California Native
American tribe?

19. UTILITIES AND SERVICE SY ST¥ML the project:

a) Require or result in the relocation or construction of n¢g |:| |:| & |:|
or expanded water, wastewater treatment storm
water drainage, electric power, natural gas, or
telecommunications facilities, the construction or
relocation of which could cause significant
environmental effects?

b) Have suftient water supplies available to serve the
project and reasonably foreseeable future developme D D |Z D
during normal, dry and multiple dry years?

¢) Resultin a determination by theastewater treatment |:| |:| g |:|
provider which serves or may serve the project that it
has adequate capacity to
demand in addition to th
commitments?

d) Generate solid waste in excess of State or local
standards, or in excess of the capacity of local D D g D
infrastructure, or otherwise impair the attainment of
solid waste reduction goals?

e) Comply with federalState and local management and |:| |:| |:| |Z
reduction statutes and regulations related to solid
waste?

20. WILDFIRHf located in or neaiStateresponsbility areas or lands classified as very high fire hazard seve
zones, would the project:

a) Substantially impair an adopted emergency response
plan or emergency evacuation plan? D D D lz

b) Due toslope prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose project D D D |X|
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Less Than

Significant
Potentially with Less Than
ENVIRONMENTAL IMPACTS Significant Mitigation Significant No

Issues Issues Incorporated Impact Impact

occupantgo, pollutant concentrations from a wildfire o
the uncontrolled spread of a wildfire?

c) Require the installation or maintenance of associaf |:| |:| |:| |X|
infrastructure (such as roads, fuel breaks, emerge
water sources, power lines or other utilities) that m
exacerbate fire risk or that may result in temporary
ongoing impacts to the environment?

d) Expose people or structures to significant risks, inclug
downslope or downstream flooding or landslides, as D D D |X|
result of runoff, postfire dope instability, or drainage
changes?

21. MANDATORY FINDINGS OF SIGNIFICAN¥EEthe project:

a) Have the potential to substantially degrade the quality, |:| |:| g |:|
the environment, abstantially reduce the habitat of a fis
or wildlife species, cause a fish or wildlife population
drop below seHlsustaining levels, threaten to eliminate
plant or animal community, substantially reduce ti
number or restrict the range of a rare onaangered
plant or animal or eliminate important examples of t
major periods of California history or prehistory?

b) Does the project have impacts that are individug
limited, but cumulatively considerable? ("Cumulative D D g D
considerable" means that the incremental effects of
project are considerable when viewed in connection w
the effects of past projects, the effects of other curre]
projects, and the effects of probablettue projects)?

c) Does the project have environmental effects which v |:| |:| & |:|
cause substantial adverse effects on human beings, ei
directly or indirectly?
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4.0 ENVIRONMENTAL ANARYS

The impact analyses provided in this Initial Study are inclusive of the development of the residential
development on Parcel 1 and the regrading and resurfacing of the AW&dhSstation parking lot on
Parcel 2.However, references to the project site in the impact analisiressthe residential
development unless otherwise noted.

4.1 Aesthetics

Newport Beach City Council Policc dK  “ | mpl ement ati on Pa Bnerendnantae s f or
Quality Act?”, Section D. 3. states:

Determining Significant Effects. In determining whether a project may have a significant
effect the City will generally follow the guidance contained in Section 15064 and Appendix
G of the Guidelines. Irddition, the following shall be considered in determining whether

a project may have a significant impact, in view of the particular character and beauty of
Newport Beach:

a. A substantial change in the character of an area by a difference in use, size or
configuration is createdAddressedelowunder Threshold §

b. Substantial grading, excavating or other alteration to the natural topography.
(Addressedbelowunder Threshold ¢

c. Substantial alteration of the shoreline or waters of the bay or oaitirer directly or
indirectly. (The project site is not near the shoreline, bay, or Pacific Ocean; the
proposed project would not impact shoreline or waters of the bay or ogean.

Threshold (a) Would the project have a substantisddverse effect on a sceaiista?

Less Than Significant Impackhe project sitgParcel 1)s undevelopedwith the exception of surface
parking associated with the AT&T Switch Statibime site containeon-native vegetation including trees
predominately around the perimetem.heCity of Newport Beach General PMatural Resources Element

does not identify any scenic vistas \@diewpointson or proximate to the siteThe Natural Resources
Element of the General Plan includes policies to protect and enhance significant scenitsuaid v
resources from public vantage points (Policy NR 20.1) and to protect and enhance public view corridors
(Policy NR 20.3)The project site is not a public view point or near a public view point (see Natural
Resources Element Figure NR3) or along ar aepublic view corridor (see Natural Resources Element
Policy NR 20.3).

The nearest publigiewpointto the project site identified in the General Pllliatural Resources Element
Figure N3is approximately 1.4 miles west thie Big Canyoniewpointin Back BayThe project site is not
visible from the Big Canyatewpoint Accordingly, there would be no substantial change to scenic views
available to the public within theroject area.Due to the distance and urbanized nature of the project
area, public oastal views would not be impacted by the proposed projé&berefore, the poject would

not obstruct, interrupt, or diminish a scenic vistapacts would be less than significamd no mitigation

is required
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Threshold (b) Would the project substantialy damage scenic resources, including, but not limited to,
trees, rock outcroppings, and historic buildings within a State scenic highway?

No Impact.Caltrans manages the California Scenic Highway Program, which is intended to preserve and
protect scenic lghway corridors from changes that would diminish the aesthetic value of lands adjacent

to highways. A highway may be designated as scenic based on certain criteria, including how much of the
natur al l andscape can be s e emualilyyandtthe xteatltoewhigh t he
devel opment intrudes on t h&hertearanmweafficallgesgnatechStatey me n t
scenic highways proximate to the project sitkghway 1 (West Coast Highwas/jdentified as eligible for

State Scewi Highway designatiotdowever, West Coast Highway is approximately two miles southwest

of the site ands not visible from West Coast Highwdye nearest designated Stafeenic Highwaig

SR91 between SB5 andthe eastern limits of the City of Analnei’ Furthermore, the project site does

not contain any scenic rock outcroppindsees, orhistoric buildings listed on or eligible for the National
Register of Historic Ries.Although trees would be removed as a result of the project, they are notrwithi

or proximate toa Sate scenic highwayl herefore, the proposed project would not affect scenic resources
alongan officially designed or an eligible scenic highviaypacts would be less thasignificant,and no

mitigation is required.

Threshold (c) If the project is inan urbanized area, would theroject conflict with applicable zoning
and other regulations governing scenic quality?

Less Than Significant Impaéts previously addresseghd as applicable to the proposed projgdewport
Beach City Couiléolicy K3 states thatin addition to compliance with the State CEQA Guidelines Section
15064 and Appendix G of the Guidelindse following shall be considered in determining whether a
project may have a significant impact, in view of the particutaracter and beauty of Newport Beach:

A substantial grading, excavating or other alteration to the natural topography.

A asubstantial change in the character of an area by a difference in use, size or configuration

Additionally, the project requires discretiary Site Development Review approval from the City to allow
for a maximum building height of 37 feet. Timaximum proposed building height would be 37 faembst

of the building height would be 30 feet. Under the RM zoning designation, the maximummiuikelight

for a flat roof is 28 feet and for a sloped room is 33 fe8ection 20.30.060.C.2.b of the Newport Beach
Municipal CodéNBMC) notes that thheight of a structure may be increased up to a maximum of 32 feet
with a flat roof or 37 feet with algped roofwith discretionary approval by the City.

NBMC Section 20.30.060.@8ntifies that thereview authority may approve @te DevelopmentReview
to allow an increase in the height of a structure above the base héighé following findings caibe
madein addition to the findings required for the discretionary permit application:

a. The project applicant is providing additional project amenities beyond those that are otherwise
required. Examples of project amenities include, but are not limited to:

i. Additional landscaped open space;

7 California Scenic Highway Mapping System, www.dot.ca.gov/hg/LandArch/16_livability/scenic_highways, accessed
November 20, 2018.
8 NBMC Secti on SguturéQithGsiopmng rods. shall be nsemed to the highest peak of the roof. Structures
with flat roofs shall be measured to the top of the roof, guardrail, or parapet wall. The established grade of the pael shall
determined by one of the methods identified in Sect&h30.050( Gr ade Establ i shment) .”
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ii. Increased setback and open areas;
iii. Enhancement and protection of public views; and

b. The architectural design of the project provides visual interest through the use of light and
shadow, recessed planes, vertical ents, and varied roof planes;

c. The increased height will not result in undesirable or abrupt scale changes or relationships being
created between the proposed structure(s) and existing adjacent developments or public spaces.
Where appropriate, the prop@sl structure(s) provides a gradual transition to taller or shorter
structures on abutting properties; and

d. The structure will have no more floor area than could have been achieved without the approval
of the height increase.

With respect to changes in ¢hcharacter of the project sitehe visuakffectsof a project include both the
objective visual resource changes created by the project and the subjective viewer response to that
change. Distance from a projesite, frequency of iew, duration of view, viewer activity, viewer
perception, and viewing conditions contribute to the assessment of a visual impact. The physical limits
and changes of the views and the quantity of the viewers are objeetiviée viewer perception is
subjective.

Onsite elevations range from approximately 192 feet (near Bonita Canyon Road) to 200 feet (near Ford
Road) above msl . The site’'s northern boundary sl c
southeast boundary slopes upward toward Ford Raaduylting in a gradual slope to the south. -Site

elevations for the existing AT&T Switch Station site range from approximately 192 feet (at the northeast
corner of the building) to 204 feet (near Ford Road) above msl. The proposed project would noinresul
substantial grading, excavating or other alteration to the natural topography. Earthwork would require
approximately 1,200 cy of cut and 2,000 cy of fill, with the import of 800 cubic yards of ssifjiifacant
topographical features would be affiedd by project implementation.

Project implementation would change the visual character and use the site framdaveloped, vacant
parcel with a surface parking lot for the adjacent AT&T Switch Stitiamurban infill21-unit residential
development Visual simulations are provided to illustrgieojectsite conditionsand characteristicgiith
and without the project from five public view locatigras depicted ifExhibit 9A through Exhibit 9&ew
Locations View locations were determindd consultaion with City staff.

View Location 1 is from the Bonita Canyon Drive at MacArthur Boulevard intersection, looking southeast
toward the project siteThere are typical road utilities and infrastructure in the foreground, including
lighting standards, trdic signalscrosswalksand paved sidewalk$n the middle ground the project site

is obscured due to the existing trees and vegetatibime AT&T Switch Station is barely visible from this
view locationTurtle Ridge and Santiago Peak are visible ih#tekgroundProject implementation would

allow for 21 multi-family condominiumunits in atwo- to three-story l-shaped building Thenauticat
themed tower at the western corner of the building is visible, with portions of the roof slightly visible
through the existing treesWith implementation of the proposed project, views of the AT&T Switch
Station would be obstructed. Views in the foreground and background would remain unchanged.

45 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

View Location 2 is a pedestrian perspective of the project site fronsitiewalk across Bonita Canyon
Drive, looking south toward the project site. Bonita Canyon Drive and roadway utilities dominate the
foreground. In themiddle ground views of the project site are visible although still obscured by the
existing vegetation rad trees. In the background are views of the AT&T Switch Statiorcahtbwer.

Turtle Ridge and Santiago Peak are visible at a far distanceimgigmentationof the proposed project,
views of the foreground would remain unchanged. However, innthédle ground 12 trees would be
removed. The nautical tower at the west corner of the building would be visible. Portions of tkstawo
facade, limited to the northern building elevation facing Bonita Cariyowe, is visible over some tree
coverage. Someindows from the nautical tower are visible as well. Design elements such as the light tan
cedar shingles and articulated wood trim on the second and third stories are visible, as well as the single
roofing finishes. In the background, most of the AT&TicBwhtation is obscured by the proposed project.
Only the roofline of the northern elevation of the Switch Station andcgletowerare visible. Turtle Ridge

and Santiago Peak are still visible.

View location 3 is taken from the Bonita Canyon Driv&e&idencia intersection. Residencia leads to a
gated entrance to the Newport Bluffs Apartmerdbmes, north of Bonita Canyddriveand the project

site. View Location 3 is at a lower elevation than View loc&immd offers views of the northern elevation

of the proposed project facing Bonita Canyon Drive. Under existing conditions, the foreground is
dominated by Bonita Canyon Drive and sidewalks. Imtigglle ground trees and vegetation block views

into the project site. The AT&T Switch Station is vidiblde east while thecell towerprotrudes above

the tree cover. There are no views in the background. With project implementation, the foreground would
remain unchanged. In thmiddle ground, views of the eyebrow window rooftop dormers and roof are
visibke. The first floor is not visible because of landscaping.c€li¢oweris visible above the tree line.

View location 4 is taken from the edé-sac at Ford Road, outside the entrance to the AT&T Switch Station.
Currently, there is a paved sidewalk angygmtion surrounding the entrance way in the foreground. A
chairtlinked fence and someaboveground utility meters are visible. In theniddle ground the Bonita
Canyon Sports parking lag visible to the west, while existing tree cover and vegetation dat@ a
majority of the view. In the background, rooftops from the Newport Bluffs Apartniiembes are visible

to the north and there are no viewsheds availabléth project implementation, the foreground would
substantially change. Existing vegetation vebube removed to construct the driveway to the
subterranean parking garage. New trees and lighting would be installed along the driveway entrance. In
themiddleground t he bui | di-stgyekvatomisvisibldrees planteceakong the eastern
elevation obstruct portions for the second atturd-floor residences, whildirst floor and balconies are

still visible.The other nautical themed tower at the southeast corner of the building is visible as well.
Views of the Bonita Canyon Sports Parkkpay lot remain unchanged. The proposed project would
obstruct the views of the Newport Bluffs Apartmeradmes in the background.
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Exhibit9A: Visual Renderings
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Exhibit9B: Visual Renderings

49 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

This Page Intentiaily Left Blank

50 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

Exhibit9C Visual Renderings
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Exhibit9D: Visual Renderings
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Exhibit9E Visual Renderings
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View location 5 is taken fro the Bonita Canyon Sports Park parking lot, looking eashtoward the
project site. Under existing conditions, the paved parking lot, landscaping, and natural vegetation
dominate the viewsn the foregroundIn themiddleground vegetation and tree oger block views aothe
project site,Bonita Canyon Drivend the AT&T Switch Station. No views are visible in the background.
Project implementation wouldemove vegetation and 12 eucalypttrees. Theoff-site parking lot and
landscaping wouldemain. Asa part of the projecta stone retaining wailould be constructed along the
southern project property line tdlock vievs of the courtyard amenities anfirst-floor residencesin
addition, an access gate provided along the retaining Wwathe middleground, vegetation and tree cover

are replaced with views of the pool house roof and second and third flofottse building Second and
third-floor balconiedacing onto the courtyarare visible.

While the aesthetics of a project are subjective, thegmsedproject has been designed to be compatible

with surrounding urban uses and would not substantially degrade the existing visual character of the site
or its surroundingsThe project would allow for a residential development on the undeveloped poofion
Parcel 1. The surrounding area is urbanized, with existing residential land uses to the north, west, and
south and therefore consistent with the existing character of the area.

With respect to the proposed increase in maximum building height assocmitBdhe tower element,
the height would notresult in undesirable or abrumgthange irscale between the proposdulilding and
surrounding development anpublic spacesTheproject would allow for 21 condominium dwelling units
with associated amenitiesithin a two- and threestory l-shaped building over subterranean parking.
Building massing is varied; the twgtory northern elevation facing Bonita Canyon Drive steps up to a
three-story elevation at street level facing Ford Roddth respect to surrounishg land usesthere are
three-story multifamily residences north of Bonita Canyon Driveo-story attached singkéamily
residences west of MacArthur Boulevard, and -omed two-story singlefamily residences south of Ford
Road. The project site is newtthe surface parking lot for Bonita Canyon Sports Park. Consigttrnthe
State CEQA Guidelines thresholdéewport Beach City Council Policy3,Kand NBMC Section
20.30.060.C.3the project would not adversely affect the visual character of the ptojte or
surrounding land uses. No significant impacts would occur.

Shade/Shadow

A shade and shadow analysiasprepared for the project to determine whether the proposed residential
building would cause shade and shadow impacts on sensitive lasdGisen the urban context of this

area, the proposed project is not considered a sensitive use with the same expectations of shade/shadow
limits as lowrise multifamily residential uses. There are shebnsitive uses near the project site. The
Bonita Canyo Sports Park is lated south of the project site, the Newport Bluffs Apartment Homes are
across Bonita Canyon Drive nodhthe site, and existing singfamily residences are located southeast

of Ford Road and the project sifehe shade and shadow gitations depict shadeshadowchanges that

would occur with implementation of thproject.

Thesimulationswere conducted to reflect potential worstase conditions, which are as follows:
A Spring Equinox (for 20is March 20): &.m, 12p.m_; 4p.m.
A SummerSolsticefor 2019 isJune 21): &.m; 1p.m,; 5p.m.
A Fall Equinox (for 2®lis SeptembeR3): 8a.m; 12p.m.; 4p.m.
A Winter Solsticefor 2019 isDecember 21): @.m; 12p.m.; 3p.m.
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Shadows cast bthe condominiumbuilding vary in length and directiothroughout the day and from
season to season. No shadowsuld be @st over the Bonita Canyon Sports Parkvould reachany of
the residences under any of the conditions. A majority of the shadows under all scecastoever
landscaping associated Wwithe proposed project and th&T&T Switch Statigmarking lot to the east. No
shadowswould becast across Bonita Canyon DroreFord RoadThere would be minimal impato the
hours of sunlight interrupted bynplementationof the project.

Compliancewt h design standards would be ensured throu
Review application and future review of building permitdie proposed architecture and massing is
compkmentary to neighboring residential ared%e proposed projeatou | d compl y wi th t he
and objectivesand City Council Policy-Kto ensure the compatibly of the project design with the
surrounding community. Thereforampactswould be less than significant.

Threshold (d) Would the project create a new sarce of substantial light or glare, which would
adversely affect day or nighttime views in the area?

Less Than Significant Impacthe project site is in an urbanized area witlisting sources of lighting,
whichinclude the parking lot at Bonita Canyono8p Park to the south, the AT&witch Statiorto the
east, and streelightingon Ford Road, Bonita Canyon Drive, BtatArthur BoulevardAdditional lighting
in the area includes vehicle headlights, traffic signals, anddiglatssociated with resideial uses across
Bonita Canyon Drive and to the south

Project lighting would include 1| ight sources typ
including outdoor lighting for security and wayfinding. The outdoor recreational ameaitgandsaped

areas orthe site would have lighting to allow for nighttime use; lighting for security; and landscape accent
lighting. The driveway leading to the subterranean garagrild also be illumiated via planter lighting.
Lighting associated with outdoor asnities would be masked from Ford Road and Bonita Canyon Sports
Park by trees and a stone wall. Although the proposed project would introduce new sources of light, the
surrounding area is already illuminatetilewport BeachMunicipal Code(NBMC)Section 2(B0.70
addresses outdoor lighting standards and requirements. Specifically, all outdoor lighting fistiorée
designed, shielded, aimed, located, and maintained to shield adjacent propertiés aatproduce glare

onto adjacent properties or roadwayBarking lot light fixtures and light fixtures on buildingsstbe full

cut-off fixtures.The proposed lighting would be similar to that currently used surrounding the project site
which is not causing adverse effecSompliance with NBMC 20.30.70 wotltither reduce impacts.
Therefore,no significant impacts would occur.

Reflected light (glare) can be caused by sunlight or artificial light reflecting from finished surfaces such as
window glass or other reflective materials. Buildings constructedgififireflective materials from which

the sun reflects at a low angle commonly cause adverse glare. Matieniagn to cause glare, such as
mirrored/reflective glass would not be used by the projddterefore, no significant impacts would occur

and no mitgation is required.

Cumulative Impacts

When evaluating cumulative aesthetic impacts, a number of factors must be considered. The cumulative
study area for aesthetic impacts is the viewshed that includes the project site and surrounding areas. The
context n which a project is being viewed will also influence the significance of the aesthetic impact. The

contrast a project has with its surrounding environment may actually be reduced by the presence of other

cumulative projects. For example, if most of anatecomes urbanized, the contrast of a project with
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the natural surroundings may be less since it would not stand out in contrast as much. In order for a
cumulative aesthetic impact to occur, the proposed elements of the cumulative projects would need to
be seen together or in proximity to each other. If the projects are not near each other, the viewer would
not perceive them in the same scene.

There is existing development the north, south, and east of the project sif€hereareno undeveloped
propertiesadjacent to or in the immediate vicinity or viewshed of the project site. Other potential future
projects in the viewshed would likely be renovationg@mabilitationsbecause the project site is bound
on all sides by existing development. No significaimulative visual impacts are anticipated.

Mitigation Program
Standard Conditions and Mitigation Measures

No standard conditions or mitigation measures are applicable to the proposed project.

59 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

4.2 Agricuture and Forestry Resources

The project site and stounding area can be characterized as a developed urban environment. There are
no agricultural and forestry resources located on or proximate to the project site.

Threshold (a) Wouldthe projectconvert Prime Farmland, Unique Farmland, or Farmland of Stade
Importance (Farmland), as shown on the maps pursuant to the Farmland Mapping and
Monitoring Program of the California Resource Agency, to ramricultural use?

No Impact. The State of California, Department of Conservation, Farmland Mapping ando¥iogit
Program, has designated thgroject site as Urban and Builip Land. This farmland category defines
Urban and BuitJp Land as land developed at a density of at least 1 dwelling unit (du) per 1.5 acres, or
approximately 6 structures to a ddrre parel. Land uses include buatre not limited to residential,
industrial, office/commercial, institutional, and public administration. There is no Prime Farmland, Unique
Farmland, Farmland of Statewide Importance, or Farmland of Local Importance projget site or in

the project vicinity® No farmland would be converted. Therefore, no impact would ocand no
mitigation is required

Threshold b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act
Contract?

No Impact. A Williamson Act contract between local governments and privatelownersrestricts
specified parcels of land to agricultural or related open space use in return for a lower property tax
assessment. The project site is not under a Williamson Act conact.part of the proposed project, the
zoning designation would be changed fréublic Facilitie€PF) to Multi-Unit Residential (RM)'he zoning
designationdoes not allow for agriculture uses. Therefore, the proposed project is not considered to
conflia with agricultural zoning designation. Therefore, no impact would occur and no mitigation is
required.

Threshold ¢) Would the project conflict with existing zoning for, or cause rezoning of, forest land (as
defined in PublicResources Code section 1228))timberland (as defined by Public
Resources Code section 4526), or timberland zoned Timberland Production (as defined
by Government Code section 51104 (g))?

Threshold ) Would the project result in the loss of forest land or conversion of forest latm non-
forest use?

No Impact.The proposed project would not conflict with existing zoning for forest land, timberland, or
timberland production. Therare no forest or timberland resources on the project site, dhe existing

and proposed zoning desighans do not permitsuch uses. Therefore, no impact would occur and no
mitigation is required.

9 California Important Farmland Finder, State of California Department of Conservation,
http://maps.conservation.ca.gov/ciff/ciff.html, accessed November 5, 2018.
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Threshold €) Would theprojectinvolve other changes in the existing environment which, due to their
location or nature could result irconversionof Farmland, b nonagricultural use or
conversion of forest land to notfiorest land?

No Impact. The project site does not include or is it proximate to agricultural uses or forest land.
Therefore, theproject would not directly or indirectly result in the conversion pfoperty from
agricultural or timberland uses. Therefore, no impact would oca@ud no mitigation is required

Cumulative Impacts

The proposegbrojectwould have no impact on agricultural and forestry resources.Gémeral Pladoes
not identify any agcultural or forestry resourcesear the project siteTherefore, no cumulative impacts
would occur.

Mitigation Program
Standard Conditions antYlitigation Measures

No standard conditions or mitigation measures are applicable to the proposed project.
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4.3 AirQuality

An air quality analysis was prepared by Kimldgrn and Associatednc. (KimleyHorn, 20B) for the
proposed project. Thair quality modeling outputs and results are included in AppeAdix this Initial
Studyand the results are summarized ledm.

Threshold (a) Would the project conflict with or obstruct implementation of the applicable air quality
plan?

LessThanSignificant ImpactThe project site is in the South Coast Air Ba&inBasin) which includes all

of Orange County and nedesertportions of San Bernardino, Los Angeles, and Riverside countie&irThe
Basinis approximately6,600 square milesextendingfrom the Pacific Ocean to the San Gabriel, San
Bernardino, andsanJacinto Mountains. ThAir Basinis a coastal plain with broadalleys and low hills,

and semiarid climate. The South Coast Air Quality Management District (SCAQMD) and the California Air
Resources Board (CARB) monitor air quality withinAindasin

The Air Quality Management Plan (AQMP) is prepared by SCAQMDhan8otithern California
Association of Governments (SCAG). Air quality plans describe air pollution control strategies and
measures to be implemented by a city, county, region, and/or air district. The primary purpose of an air
guality plan is to bring arrea that does not attain federal and State air quality standards into compliance
with the requirements of the federal Clean Air Act and California Clean Air Acatiddmment is used to

refer to an air basin where one or more ambient air quality stangam exceeded. In addition, air quality
plans aredevelopgedto ensure that an area maintains a healthful level of air quality based on the National
Ambient Air Quality Standards (NAAQS) and the California Ambient Air Quality Standards (CAAQS).

The currentplan is the 2016 AQMP adopted on March 3, 2017. The 2016 AQMP is designed to meet the

Sate and federal Clean Air Act planning requirements and focuses on federal ozone anfinaltra
particulate matter (PMs) st andar ds. The SCAQNMEcbnsmodat® ftewthiwa s pr e |
reduce the high levels of pollutants within the areas under the jurisdiction of SCA&DD attain clean

air within the region. Projects that are considered consistent with the AQMP would not interfere with
attainment because tlsigrowth is included in the projections used to formulate the AQMP.

The S CARQONHarsglbook identifies two key indicators of consistency with the AQMP:

1. Whether a project will result in an increase in the frequency or severity of existing air quality
violations or cause or contribute to newolations ordelay timely attainment of air quality
standards or the interim emission reductions specified in the AQMP.

2. Whether a project will exceed the assumptions in the AQMP based on the year of projdoubuil
and phase.

With respect to the first criterion, based on the air quality modeling analysis conducted for the proposed
project, the construction and operation of the project would not result in significant impacts based on the
SCAQMD thresholds of sificance(refer to Threshold[b], belovior a discussion of the construction and
operational modeling methodology, inputs, and resyltherefore, project construction and operation
would not increase the frequency or severity of existing air quality Nowlsa. The proposed project is not
forecastedto contribute to the exceedance of any air pollutant concentration standards.

With respect to the second criterion, the project site has a General Plan land use designdiaioliof
Facilities (PFThe propo®d project would change thahd use designation tlulti-Unit Residentia(RM)
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As discussed in Sectionl4, Population and Housing, the project would generate approximately 47
residents which represents less than 1 percent of the existing populatiche{City. The City of Newport
Beach’s population is expected to i ntAniamesseoft o 92,
21 dwelling units with a potential population increase of 47 residents would be consistent with the SCAG
growth forecastsdr the City of Newport Beaciihe project is consistent with thdevelopment density
presented in the City oNewport Beach s G e n e(sea dliscuBsiom in Section 4,11and Use and
Planning, of this Initial Studgnd therefore would not exceed the pafation or job growth projections

used by the SCAQMD to develop 2EE.6AQMP As such, the projeatould not interfere with attainment
because this growth is included in the projections used to formulate the AQAdRitionally, he

S C A Q MIEQA Handbodhkdicates thatsignificant projectamayinclude airports, electrical generating
facilities, petroleum and gas refineries, designation of oil drilling districts, water ports, solid waste disposal
sites, and offshore drilling facilities. Therefore, theoposed project is not defined as significant.
Therefore,no impact would occur as the project is also consistent with the second criterion.

SCAG forecasts are based on the General Plans of municipalities Air tRasin As addressed in the
following analys, total project emissions are less than the SCAQMD significance thresholds. The
emissions increase due to the project would not interfere with the AQMP or the attainment of the
ambient air quality standards. Therefore, emissions from the project woulbeagreater than those
anticipated in the AQMP.

The determination of AQMP consistency is primarily concerned with theternginfluence of a project

on air quality in theAir BasinThe proposed project would not result in a letegm impact on the regio * s
ability to meet State and federal air quality standards. Also, the proposed project would be consistent
with the goals and policies of the AQMP for the control of fugitive dasequired bysCAQMD Rules 403

and 402, as part of Standard Condition-AQ

Threshold (b) Would the project result in a cumulatively considerable net increase of any criteria
pollutant for which the project region is nosattainment under an applicable federal or
Stateambient air quality standard?

Construction Emissions

LessThan Significant ImpactAir quality standards in Southern California are identified by both the U.S.
Environmental Protection Agency.S.EPA) in the NAAQS and CARB in the California CAAQS. The air
quality standards of the following five criteria pollutanslate to development projects: ozone {0
carbon monoxide (CO), nitrogen dioxide gNGulfur dioxide (S and particulate matter (PM and

PMs). Of these criteria pollutants, théir Basin in which Newport Beachlies, is designated
nonattainmentfor O; and particulate matter, meaning th&ir Basirhas recorded exceedances of the air
quality standards for these pollutants in recent ye#rs

Constructionactivities associated with the proposed project would generate sHertn emissions of
criteria dr pollutants. The criteria pollutants of primary concern within the project area include ezone
precursor pollutants (i.e.reactive organic gasefRPG and NQ) and PMpand PMs. Construction
generated emissions arshortterm and of temporary durationjasting only as long as construction

0 SCAGCAYLFE wHamcmHann wSIA2yEFE ¢NI yaLlR2 NI ApiRANg t €t yk{daAadt Ayl of ¢
http://scagrtpscs.net/Pages/FINAL2016RTPSCS.aspx, accessed February 21, 2019.

11 A portion of the Basin in Los Angeles County is also designated-attagmment kasin for lead, which is not a criteria
pollutant that is relevant to this project, since air emissions of lead would not be generated by the project.
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activities occur, but would be considered a significant air quality impact if the volume of pollutants

generated

According to the SCAQMD, an air quality impact is cersitisignificant if a proposed project would

exceeds

the SCAQMD’ s

t hresholds of

S i

violate any ambient air quality standard, contribute substantially to an existing or projected air quality
violation, or expose sensitive receptors to substantial pollutant concentrations. The SCAQMD has
establshed thresholds of significance for air quality during project construction and operations, as shown

in Table3.

Table3: South Coast Air Quality Management District Emissions Thresholds

ConstructionRelated OperationatRelated

Criteria Air Pollutants and Average Daily Emissions Average Daily Emission
Precursors (Regional) (pounds/day) (pounds/day)
Reactive Organic Gases (ROG) 75 55

Carbon Monoxide (CO) 550 550

Nitrogen Oxides (NP 100 55

Sulfur Oxides (S 150 150

Coarse Particulates (Rb) 150 150

Fine Particulates (PM) 55 55

Source: South Coast Air Quality Management DisCEQA Air Quality Handbod93 (PM sthreshold adopted June 1, 2007

This air quality impact analysis considemnstructionand operational impacts associatedthv the
proposed project. Construction equipment, trucks, worker vehicles, and gredistirbing activities

associated with proposegroject construction would generate emissions of criteria air pollutants and
precursors. Air quality impacts were assesseaitcording to CARB and SCAQMD recommended

methodologies. Where criteria air pollutant quantification was required, emissions were modeled using

the California Emissions Estimator Model (CalEEMod). CalEEMod is a statewide land use emissions
computer model dsigned to quantify potential criteria pollutant emissions associated with both

construction and operations from a variety of land use projects.

Theproject involves construction activities associated with giteparation, grading, construction, and

architectural coating applications. Th@oject would be constructed ovespproximately18 months,

beginning inthe first quarter 0f2020. Earthwork would require approximately 1,200 cubic yards of cut

and 2,000 cubic yards of fill, with the import of 800 culscds of soil.

Construction equipment would include excavators, dozers, rollers, rutiteer loaders, tractors,

trenchers, and pavers. Exhaust emission factors for typical diesetred heavy equipment are based on
CalEEMod program defaults. Variablastdred into estimating the total construction emissions include
the level of activity, length afonstructionperiod, number of pieces and types of equipment in use, site

characteristics, weather conditions, number of construction personnel, anctheurt of materials to
be transported on or ofthe site. The analysis of daily construction emissions has been prepameg

CalEEMod.

In accordance with the SCAQMD Guidelines, CalEEMod was used to model construction emissions for
ROG, NQ CO, SQPMyo, andPM; s Nitrogen oxides (N are a family of highly reactive gases that are a
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primary precursor to the formation of grouddvel Q and react in the atmosphere to form acid rain.
NG (often used interchangeably witRQ) is a reddistbrown gas that can eese breathing difficulties at
high levelsPeak readings of N@ccur in areas that have a high concentration of combustion sources
(e.g., motor vehicle engines, power plants, refineries, and other industrial operatiulf)r oxides (SP
belong to thefamily of sulfur oxide gases that are formed when fuel containing sulfur from coal and oil
are burned and during industrial metal smelting processes:. @@Dtributes to respiratory illness,
particularly in children and the elderly, and aggravates existeagt and lung diseases.

CalEEMod allows the user to input mitigation measures such as watering the construction area to limit
fugitive dust.Standard conditionghat were input into CalEEMod allow for certain reduction creflies
compliance with SCAQMiDIles)and result in a decrease of pollutant emissions. Reduction credits are
based upon studies developed by CARB, SCAQMD, and other air quality management districts throughout
California, and were programmed within CalEEMbable4 identifies the antidpated daily shorterm
construction emissionsnd assumeseductionsassociated withSC AL (Dust Control) and SC &Q
(Architectural Coatings)Impacts would be less than significant for all criteria pollutants during
construction.The project would beequired to adhere to SCAQMD Rules 403 and 402, as part of Standard
Condition ARL to reduce PMband PM s emissions resulting from fugitive dystnd Rule 1113 as part of

SC AQ to reduce ROG emissions.

Table4: Construction Emissions

Pollutant (pounds per day} °
Emissions Source ROG NOx CcO SO PMzo PMz.s
Construction2020 2.2 22 15 0.028 3.2 2.0
Construction2021 2.8 14 14 0.0Z7 1.0 0.76
SCAQMD Threshold 75 100 550 150 150 55
E)C(Ié(gg/lez;hreshold No No No No No No

ROG: reactive orgémgags NOXx: nitrogen oxides; CO: carbon monoxide; SOx: sulfur oxidas; pavticulate matter 10
microns or less in diameter; BM particulate matter 2.5 microns or less in diameter.

a. Emissions were calculated using the California EmissionsdistiModel (CalEEMod), as recommended by the SCA(
Refer to Appendii

b. The modeling incorporates reduction/credits for construction emissions based on measures included in CalEEM(
required by the SCAQMD through Rule 4D8is includes the ftowing: properly maintain mobile and other constructi
equipment; replace ground cover in disturbed areas quickly; water exposed surfaces three times dailstoobypdiesvith
tarps; water all haul roads twice daily; and limit speeds on unpaved rmadlS miles per hourReductions percentage
from the SCAQMD CEQA Handbook (Tabléstiitough XE) were applied. No mitigation was applied to construct
equipment.

Source: Kimleydorn,2019.

Operational Emissions

Less Man Significant ImpactProje¢-generated emissions would be associated with motor vehicle use
energy,and area sources, such as the use of natgadfired appliances, landscape maintenance
equipment, and architectural coatingeongterm operational emissions attributable to the gposed
project are summarized ihableb.
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Table5: Operational Emissions

Pollutant (pounds per day}
Emissions Source ROG NOx CcO SO PMio PMz.s
Area Source 1.1 0.45 7.4 0.019 0.88 0.88
Energy Use 0.011 0.097 0.040 0.0006 0.0075 0.00
Mobile Source 0.24 0.97 3.3 0.013 11 0.30
Total 14 15 10.41 0.032 2.0 12
SCAQMD Threshold 55 55 550 150 150 55
SCAQMD Threshold Exceeded? No No No No No No

ROG: reactive organic gases; NOx: nitrogen oxides; CO: carbon monoxide; SOx: sulfur oxides; PMiHbe paatimy 10
microns or less in diameter; PM2.5: particulate matter 2.5 microns or less in diameter.
a. Emissionsvere calculated using the California Emissions Estimator Model (CalEEMod), as recommended by the

Source: Kimleydorn, 208.

Mobile ard stationary (area and energy) source operational emissions would result from normal daily
activities on the project site after occupancy. Mobile source emissions would be generated by the motor
vehicles traveling to and from the project site. Area soueogssions would be generated due to an
increased demand for consumer products, architectural coating, and landscaping. Energy source
emissions would be generated as a result of electricity and natural gashgaoth) usage associated with

the proposed prgect. The primary use of electricity and natural gas by the project would be for space
heating and cooling, water heating, ventilation, lighting, appliances, and electronics. As shaireih
emissions from the proposed project would not exceed SCA@k&Sholds for ROG, NOCO, SQ PMy,

or PMes. Project operational emissions would be less than significant.

A significant impact to air quality would occuaibrojectwould resultin acumulativdy considerable net

increase of any criteria pollutarior which the region is noattainment under an applicable NAAQS or

CAAQS (including releasing emissions which exceed quantitative thresholds for ozone precursors). The
ozone precursorincludeROGand NQ. TheAir Basiris in nonattainment for ozone (Sta and federal),

PMyo (State), PMs (State and federal), and lead (federal, partial raitainment in a portion of Los

Angeles County). To determine whether the project would result in a cumulatively considerable increase

in nonattainment criteria polluants or exceed the quantitative thresholds for ozone precursors, project
emissions may be evaluated based on the quantitative emission thresholds established by the SCAQMD

in its CEQA Air Quality Handbook (SCAQMD 1993, as amended). The SCAQMD hasckgteditihtive
thresholds against which a project’s emissions co
a significant impact. In the event direct impacts from a project are less than significant, a project may still

have a cumulativelyansiderable impact on air quality if the emissions from the project, in combination

with the emissions from other proposed, or reasonably foreseeable future projects are in excess of
screening levels, and the pr o]jndnsignificant graporttomaftheut i o n
cumulative total emissions. As previously addressed, the proposed project would not result in significant
construction or operational air quality impacts including radtainment criteria pollutants. Therefore,

theproject s contri bution to regional poll utant concent

With respect to the preipdesqaity emssign®and cunsulaté&mBasnt r uct i
conditions, the SCAQMD has developed strategies to redritia pollutant emissions outlined in the
AQMP pursuant to the federal Clean Air Act mandat
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Rule 403 (se&CAQ1). Rule 403 requires that fugitive dustcontrolled with the best available control
measures in order to reduce dust so that it does not remain visible in the atmosphere beyond the property
line of a project site. Per SCAQMD rules and mandates, as well as the CEQA requirement that significant
impacts be mitigated to the extent feasible, #& same requirements (i.e., Rule 403 compliance,
implementation of all feasible measures, and compliance with adopted AQMP emissions control
measures) would also be imposed on construction projects throughowAithBasinwhich would include

related progcts. Compliance with SCAQMD rules and regulations vpoetdude significantonstruction

related impacts. Therefore, projectlated construction emissions, in combination with those from other
projects in the area, would not substantially deteriorate tlocal air quality.

As previously discussed, the proposed project would not result irtlenng air quality impacts; emissions
would not exceed SCAQMD operational thresholds. Additionally, adherence to SCAQMD rules and
regulations(SC A€l and SC AQ) would alleviate potential impacts related to cumulative conditions on

a projectby-project basis. Emission reduction technology, strategies, and plans are constantly being
developed. As a result, the proposed project would not contribute a cumulatively darabile net
increase of any nonattainment criteria pollutant. Impacts would be less than significant.

Threshold ¢) Wouldthe project expose sensitive receptors to substantial pollutant concentrations?

Less Than Significant Impad. significant impact magccur when a project would generate pollutant
concentrationgo a degree thatvould significantly affect sensitive receptors, which include populations
that are more susceptible to the effects of air pollution than the population at large. Exposuresithsen
receptors is addressed for the following situations: CO hotspots; localized emissions concentrations, toxic
air contaminants (TACs, specifically diesel PM) frossitenconstruction; and asbestos during demalition.

Carbon Monoxide Hot Spots

Ananalgi s of CO “hot spots” is needed to deter mine
an intersection as a result of the proposed project would have the potential to result in exceedances of
the CAAQS or NAAQShas long been recognized thaD@xceedances are caused by vehicular emissions,
primarily when vehicles are idling at intersectiodghicle emissions standards have become increasingly
stringent in the last 20 year€urrently, the CO standard in California is a maximum of 3.4 granmsijee

for passenger cars (requirements for certain vehicles are more stringéfitf). the turnover of older
vehicles,jntroduction of cleaner fuels, and implementation of control technology on industrial facilities,

CO concentrations have steadily dectin@ccordingly, with the steadily decreasing CO emissions from
vehicles, even very busy intersections do not result in exceedances of the CO standard.

TheAir Basirwas redesignated as attainment in 2007 and is no longer addressbgé ®RCAQW s A QMP .
The 2003AQMPis the most recent version that addresses CO concentrations. As part of the SGZQMD
Hotspot Analysisthe Wilshire Boulevard/Veteran Avenue intersection, one of the most congested
intersections in Southern California wiéim averagalaily traffic (ADT) volume adpproximately 100,000
vehicles was modeled for CO concentrations. This modeling effort identified a CO concentration high of
4.6 ppm, which igvell below the 35ppm Federal standard. The proposaoject considered herein would

not produce the volume of traffic required to generate a CO hot spot in the conte®t ©fA Q MDD s
Hotspot AnalysisAs the CO hotspots were not experienced at the Wilshire Boulevard/Veteran Avenue
intersection even as it accommodates 100,000 ADT, it can benehly inferred that CO hotspots would

not be experienced at any intersections in tpeject vicinity resulting froml54 ADT 9 morning peak

hour and11 evening peak hour trips) attributable to thgroject. Localized air quality impacts related to
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mobil e-source emi ssi

ons

woul d therefore

occur, and no additional mitigation measures are required.

Localized Significance Threshold Analysis

lweuldl ess t

Localized Significance Analysihe Localize&ignificance Threshold (LST) Methodology provides a look
up table for construction and operational emissions based on the emission rate, location, and distance
from receptors, and provides a methodology for air dispersion modeling to evaluate whather
construction or operation could cause an exceedance of an ambient air quality standard. The local air
gual ity emissions from
Threshold LoolkJp Tables and the methodology described lLocalized Significance Threshold
Methodology(SCAQMD, revised July 2008) to determine if the daily emissions of G@MNOand PM s,
from the project would result in a significant impdact local air quality. Construction emissions were
comparedtot he SCAQMD’' s s c.Prejechimpementation wosldhreqlirdpproximately
1,200 cubic yard<y) of cut and 2,00@y of fill. Approximately 80@y of fill would be imported to balance
the project site.The nearest receptor® the project siteincluderesidences at Newport Bluffs Apartment
Homes to the north across Bonita Canyon Drive (180 ;febg nearest singléamily residence is

approximately 244 feet southeast of the site

construct.

on wer e

analyzed

As showrin Table6, construction and operational emissions woulot exceed SCAQMD LSTs. Therefore,

the project would not result in significant localized construction or operational emissions.

Table6: Localized Significance of Constructiand Operatioral Emissions

Pollutant (pounds per day)

Emission Source NOx CO PM1o PMz.s
Construction-2020 21 15 3.2 1.9
Construction—2021 14 13 0.68 0.66
SCAQMD Localized Significance Threshold 93 738 13 5
(Adjustedfor 1 acre ofdisturbanceat 50 meters)

SCAQMD Threshold Exceeded? No No No No
Operation- 2021 1.5 104 2 1.2
SCAQMD Localized Significance Threshold 93 738 4 2
(Adjusted for 1 acre oflisturbanceat 50 meters)

SCAQMD Threshold Exceeded? No No No No

particulate matter 2.5 microns or less in diameter.

Source: CalEEMod version 2016.3.2.
Source: Kimleyorn, 2019.

Notes: SCAQMD Rule 403 Fugitive Dust applied. Refer to Appgefodikodel Data Outputs.

NO: nitrogen oxides; CO: carbon monoxide;:dlfur oxides; PM: particulate matter 10 microns or less diameter; PMs:

Toxic Air Contaminants

Constriction would result in the generation of diesel particulate matter (diesel PM) emissions from the
use of offroad diesel equipment required for grading and excavation, paving, and other construction
activities.The amount to which the receptors are expogedfunction of concentration and duration of
exposure) is the primary factor used to determine health risk (i.e., potential exposure to toxic air
contaminant emission levels that exceed applicable standatdsglthrelated risks associated with
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dieselexhaust emissions are primarily linked to letegm exposure and the associated risk of contracting
cancer.

The use of diesgdowered construction equipment would be temporary and episodite duration of
exposure would be short and exhaust from constructamuipment dissipates rapidlyCurrent models

and methodologies for conducting health risk assessments are associated with-tengeexposure
periods of 9, 30, and 70 years, which do not correlate well with the temporary and highly variable nature
of corstruction activities.

Additionally, construction activities would occur in an arealasfs than five acres. CARB generally

considers construction projesitesof such size to represent less than significant health risk impacts due

to (1) limitations on tle offroad diesel equipment able to operate and thus a reduced amount of
generated diesel PM2) the reduced amount of dugfenerating ground disturbance possible compared

to larger construction sitesand, (3) the reduced duration of construction actieis compared to the
development of larger sitesddditionally,constructionis subject to and would comply with California
regulations limiting the idling of heaxduty construction equipment to no more thdive minuteswhich

would further reduce nearbyesnsi ti ve receptors’ exposure to tel
emissions.Therefore diesel PM generated by construction activities would not be expected to expose
sensitive receptors to substantial amounts of air toxlagpacts would be less thagnficant.

Threshold ) Would the project result in other emissions (such as those leading to odors) adversely
affecting a substantial number of people?

LessThanSignificant ImpactThe SCAQMD CEQA Air Quality Handbook (SCAQ®R) identifies certain

land uses as sources oflors These land uses include agriculture, wastewater treatment plant, food
processing plants, chemical plants, composting, refineries, landfills, dairies, and fiberglass molding. The
proposed project is a residential development atags not propose to include any odmducing uses on

the site.

During constructiofrelated activities, some odors (not substantial pollutant concentrations) that may be
detected are thosdypical of construction vehicles (e.g., diesel exhaust from gradimgj construction
equipment). These odors are a temporary shHerm impact that is typical of construction projects and
would disperse rapidly. The project would not include any oflémel uses that have been identified by
the SCAQMD as odor sourc€heefore,impacts would be less than significanb mitigation is required.

Cumulative Impacts

A project that has a significant impact on air quality with regard to emissions af PM.s, NQ and/or

ROGs as determined above would have a significant @iimeleffect. The nature of air emissions is

largely a cumulative impact. As a result, no single project is sufficient in size to, by itself, result in
nonattainment of ambient air quality standards. Instead, individual project emissions contribute to

exiging cumulatively significant adverse air quality impadtthe S CAQMD’' s signi fi canc
project specific and cumulative impacts are the saiffee SCAQMD developed the operational thresholds

of significance based on the level above which indiighroject emissions would result in a cumulatively
considerable contribution to thAirBasih s e x i st i ng a Projecthataxcaedhg prajeotn di t i or
specific significance thresholdsre considered by the SCAQMD to be cumulatively considerable
Conversely, projects that do not exceed projspecific thresholds are not considered to be cumulatively
significantAs discussed above, tiper 0 j emnissionsswould be below the significance thresholds during

both construction and operationsAdditionally, adherence to SCAQMD rules and regulations would
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alleviate potential impacts related to cumulative conditions on a preigeproject basisTherefore, he
project’'s contribution is not considered cumul

Mitigation Program
Standad Conditions and Requirements

SCAQ1 Dust Control During constructionconstruction contractors shattomply with South
Coast Air Quality Management District’'s
minimize construction emissions of dust and partiteta SCAQMD Rule 402 requires that
air pollutant emissions not be a nuisangf-site. Rule 402 prohibits the discharge from
any source whatsoever such quantities of air contaminants or other material which cause
injury, detriment, nuisance, or annoyanoce any considerable number of persons or to
the public, or which endanger the comfort, repose, health, or safety of any such persons
or the public, or which cause, or have a natural tendency to cause, injury or damage to
business or property.

SCAQMD Rule 8Qequires that fugitive dust be controlled with Best Available Control
Measures so that the presence of such dust does not remain visible beyond the property
line of the emission source. This rule is intended to reduceoRiissions from any
transportation, handling, construction, or storage activity that has the potential to
generate fugitive dust. This requirement shall be included as notes on the contractor
specifications. Table 1 of Rule 403 lists the Best Available Control Measures that are
applicabé to all construction projects. The measures include, but are not limited to, the
following:

a. Portions of a construction site to remain inactive longer than a period of three months
will be seeded and watered until grass cover is grown or otherwise seabiliz

b. All onsite roads will be paved as soon as feasible or watered periodically or
chemically stabilized.

c. All material transporteaff-sitewill be either sufficiently watered or securely covered
to prevent excessive amounts of dust.

d. The area disturbed bglearing, grading, earthmoving, or excavation operations will
be minimized at all times.

e. Where vehicles leave a construction site and enter adjacent public streets, the streets
will be swept daily or washed down at the end of therkdayto remove soil traked
onto the paved surface.

SCAQ2 Architectural CoatingsSouth Coast Air Quality Management DistrictAQ®ID Rule
1113 requires manufacturers, distributors, and emskrs of architectural and industrial
maintenance coatings to reduce reactive orgagas (ROG) emissions from the use of
these coatings, primarily by placing limits on the ROG content of various coating
categories. Architectural coatings shall be selected so that the volatile organic compound
(VOC) content of the coatings is compliant W\BEAQMD Rule 1113. This requirement
shall be included as notes on contractor specifications.

Mitigation Measures

No mitigation is required.

70 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration

ati

N



Section 4.0
Environmental Analysis

4.4 Biological Resources

A biological resources inventory was prepared byideim Corporation(January2019). The eport is
included in this Initial Study as Appendix B and the results are summarized herein.

Threshold (& Would the project have a substantial effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, pedal status
species in local or regional plans, policies, or regulations, or by the California
Department of Fish andVildlife or U.S. Fish and Wildlife Service?

Less Than Significant Impagith Mitigation. The project site isindevelopedand includeslandscaped

areas (ornamental plantings, bare ground, and paved), disturbed and patches of coyote brush scrub, and
native and nomative grasses and forbs. Noative grasslandlominatesthe dry and exposedouth

facing slopes in the western half of the pmgjt site. A number ofeucalyptus treesborder the site.
Vegetation ommunities immediately adjacerb the project siteare nonnative landscape materials
associated with the Bonita Canyon Sports Rarfithe AT&TSwitch StationAreas ofcoastal sage schu

are locatedapproximately 45@0 600 feetfurther northeast and east of thsite but are separated by the

AT&T Switch Station.

Speciaktatus plant species either have unique biological significance, limited distribution, restricted
habitat requirements particular susceptibility to human disturbance, or a combination of these factors.
Specialktatus plant species are those plants listed, proposed for listing, or candidates for listing as
Threatened or Endangered by the U.S. Fish and Wildlife ServieeV@)Sunder the Federal Endangered
Species Act (FESA); those listegprmposed for listing as Raréhreatened, or Endangered by the CDFW
under the California Erahgered Species Act (CESA); plaahts on the California Native Plant Society
(CNPS) Inventogf Rareand Endangered Vascular Plawnith a California Rare Plant Rank

A previous biological survey conducted in 2015 identified one listed pthet,southern tarplant
(Centromadigparryi ssp.australig, on the project site, near the northwest comef the site.Southern
tarplant is listed in the CNPS Inventory of Rare and Endangered Plants as 1B.1 (rare, threatened, or
endangered in California and elsewherEhe listed plant i4 of the 66 plant species designated ISate

and federal trustee reaarce agencies or by California Native Plant Society (CNB&uwasng within the

8 USGSjuadranglesear the project siteSpecifically, th015survey identifiedive individual southern
tarplants

The most recent survey from December 2018, which veaslgcted outside the typical blooming period

for the southerntarplant, did not identify any plants. Although no southderplantswere observed, a

seed bank may still exist on the site. Project implementation would remove the approximate 0.005 acre
of sauthern tarplant habitat Therefore adoption of MM BIEL would be requiredo mitigate for the
potential loss ofarplants MM BIQGL1 requires the Applicant to offset the loss of south&rplant habitat

with off-site enhancement of existing southetarplant habitat.

Specialstatus wildlife species are those species included orCildornia Departmet of Fish andVildlife
(COFW* Speci al Apeciananimalgfer fo allstaxa the California Natural Diversity Database
(CNDDB) tracks. Accordittgthe CDFW CNDDB, no spestatus species of invertebrates are known to
occur onsite. No speciabtatus wildlife species were observed on the project site during field surveys.
Given the lack of potential or the low to very low potential for occurreoicthese species as well as the
urban and highly disturbed condition of the site, no direct loss or injury to a sgstatak wildlife species

is anticipated and potential impacts would be less than significant.
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Project implementation would result in theemoval of 12 eucalyptustrees. Ground and vegetation
disturbing activities if conducted during the nesting bird season (February 1 to August 31) would have the
potential to result in removabf or disturbance to trees and shrubs that could contain adbivd nests.

Native migratory birds and their nests are protected under the provisions of the federal Migratory Bird
Treaty Act (16 USC 8703 et seq.) and the California Fish and Game Code (83503 et. seq.). The loss of any
active nests of a native bird dag construction would be considered a significant impact. MM-BIO
requires apreconstructionsurvey for nesting birds with procedures should nesting birds be discovered.
Compliance with MM B1Q would reduce potential impacts to nesting birds to a lessitbignificant level.
Therefore, the proposed project would not have a substantial effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or special status species in local or
regional pans, policiesor regulations with mitigation incorporated.

Threshold b) Would the project have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans, policies, regulations or
by the CaliforniaDepartment of Fish andVildlife or U.S. Fish and Wildlife Service?

Threshold ¢) Would the project have a substantial adverse effect am State orfederally protected
wetlands (including, but not limited to, marsh, vernal pool, coastal, etc.) through dite
removal, filling, hydrological interruption, or other means?

No Impact.There are no riparian habitats or federally protected wetlands or resources on the project
site 22 The project site does not contain any water resources (e.g., streams, creeksekshaennal pools)

nor would any of the proposed land uses potentially impact wetlands. Therefore, no impacts to riparian
habitat or wetlands would result from the proposed projectd no mitigation is required

Threshold ) Would the projectinterfere substantially with the movement of any native resident or
migratory fish or wildlife species or with established native resident or migratory
wildlife species or with established native resident or migratory wildlife corridors, or
impede the use of native willife nursery sites?

Less Than Significant Impad¥ildlife movement corridors are physical connections that allow wildlife to
move between areas of suitable habitat in both undisturbed and fragmented landscapes. According to
the General Plan, the projesite is not within an area that has been identified as a wildlife corridor.
Additionally,the project site is not within a bottleneck of habitat between larger areas of core suitable
habitat and it is not necessary for wildlife to pass through the sict®ess essential resources for water,
foraging, breeding, or cover. The project site is surrounded by development and therefore the proposed
project activities would not fragment natural habitats. Impacts to wildlife movement would be less than
significar.

Threshold €) Would the project conflict with any local policies or ordinances protecting biological
resources such as a tree preservation policy or ordinance?

Less Than Significanmpact. Preservation of natural and biological resources, includirgdr are
discussed in the General Plan Natural Resources Elemetii@ahtwport Beach Municipal Co@¢BMC)
SpecificallyNBMC13.08 addresses the planning, planting, maintenance, and removal of all trees and
other landscape materials img street or oher public areaNBMC 13.08.060 requires tree maintenance
on branches, shrubs, and plants so that no encroachment occurs on the sidewalk or &xesting trees

12 U.S. Fish and Wildlife Serviditional Wetlands Inventorywww.fws.gov/wetlands/Data/Mapper.html, aessed
November 18, 2018.
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in the public rightsof-way would not be disturbedL2 eucalyptustrees would be removed gzart of the
proposed projectHowever, the proposed planting schedule would adhere to both General Plan policies
and NBMC13.08 (Planting) Therefore,impacts would be less than significasind no mitigation is
required

Thresholdf) Would the project conflict with the provisions of an adopted Habitat Conservation Plan,
Natural Community Conservation Plan, or other approved local, regional,State
habitat conservation plan?

Less Than Significant Impact with MitigatioAccording to theCDFW s  C a ReagibnalrConseavation
Plans map, the projecsite is within the boundaries of theOrange County Central/Coastal Natural
Community Conservation Plan (NC&RJ) theOCTA NCCP/HOme southerrtarplantis a listed species
within the OCTA NCCP/HERrthermae, the OCTA NCCP/HCP contains goals and objectives related to
restoration and promotion of expanding the southeamplant population.During site investigations and
reconnaissance, no southetarplantswere observedAlthough no southernarplantswere observed, a

seed bank may still exist on the site. Project implementation would remove the approximate 0.005 acre
of southerntarplant habitat. Therefore, adoption of MM BID would be required to mitigate for the
potential loss ofarplants MM BIQGL1 requres the Applicant to offset the loss of southaamplant habitat

with off-site enhancement of existing southetarplant habitat. Therefore, with mitigationthe proposed
project would not result in significant impacts to biological resources and watdletault in conflicts with
provisions goals, or policiemf the NCCPA less than significant impact with mitigation would occur.

Cumulative Impacts

Past, present, and reasonably foreseeable future projects are required to implement measures, as set
forth in their respective CEQA documents, consistent with federal, State, and local regulations to avoid
adverse effects to existing biological resources or to mitigate for significant impacts to these resources.
The types of measures required for projectgpiacting protected habitat, species, and regulated resources
can include avoidance, project design features, regulatory approvals, best management practices, and
mitigation measures. The proposed project would not cause a significant impact to biolegicataes.
Therefore, the project would not contribute topotential cumulatively considerable impact.

Mitigation Program
Standard Conditions and Requirements

No standard conditions are applicable to the proposed project.

Mitigation Measures

MM BIO-1 The Applicant shall offset the loss of individual southéamplant plants as well as a
southerntarplant seed banKapproximately0.005 acrg¢throughoff-site enhancement of
occupied southerriarplant habitat at a 2:1 ratio, or a method acceptable to the @ity
Newport BeactfCommunity Development Departmeand Glifornia Department of Fish
and Wildlife (OFW (if applicable). A Mitigation and Monitoring Plan that provides for
the enhancement of occupied southetarplant habitat at a 2:1 ratio shall be dewgled
by a qualified restoration specialist and approved by the City of Newport Beach and CDFW
(if applicable). The Plan shathere to all requirements outlined in the Biological
Resources Inventory and Impact Analysis prepared for the project.
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MM BIO-2 No earlier than 14alendardays prior to ground or vegetation disturbing activities that
would occur during the nesting/breeding season of native bird species potentially nesting
on the site (typically February 1 through August 31), a qualified biolsly&t perform
two field surveys to determine if active nests of any bird species protected b&die
or federal Endangered Species Acts, Migratory Bird Treaty Act, and/or the California Fish
and Game Code Sections 3503, 3503.5, or 3511 are preserg gligturbance zone or
within 200 feet of the disturbance zone for songbirds or within 500 feet of the disturbance
zone for raptors and speciatatus bird species. The second nesting bird survey shall be
conducted within three days of the start of ground\egetation disturbing activities. A
brief letter report summarizing the methods and results of the surveys shall be submitted
to the City of Newport BeachCommunity Development Departmenprior to
commencement of project activities. In the event thataative nest is found within the
survey area, site preparation or construction activities shall stop until the biologist
establishes an appropriate setback buffer. The buffer shall be demarcated and project
activities within the buffer shall be postponedlwalted, at the discretion of the biologist,
until the nest is vacated and juveniles have fledged, as determined by the biologist, and
there is no evidence of a second attempt at nesting.
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4.5 Cultural Resources

Threshold (a) Would the project cause a substanal adverse change in the significance of a historical
resourcepursuant toin §15064.5?

No Impact. Historical resources are defined as buildings, structures, objects, sites, and districts of
significance in history, archaeology, architecture, and cultlireese resources include intact structures

of any type that are 50 years or more of age.
environment’ and <can i nclude, in addition to hou
engineering features Hi st ori cal resources are preserved beca
well as a frame of reference for a community.

The State CEQA GuidelineSection15064.5 define“ hi st or i ¢ resources’” as re
California Register of stbrical Resources or determined to be eligible by the California Historical
Resources Commission for listing in the California Register of Historic Reséilvesd\ational Register

of Historic Placesecognizes properties that are significant at the oatl, State and local leveli

accordance wittstate CEQA Guidelin8sction 15064.5, a site or structure may be considered a historical
resource if it is significant in the architectural, engineering, scientific, economic, agricultural, educational,

sodal, political, military, or cultural annals of PRC Section 5020.1(j), or if it meets the criteria for listing in

either the National Register of Historic Places or the California Register of Historical Resources (14 CFR §
4850). CEQA allows local historgsource guidelines to serve as the California Register of Historical
Resources criteria if enacted by local legislation to act as the equivalent of the State criteria.

Theproposed residentiaite is currenthyundeveloped According to the General Platistorical Resources

El ement , none of the City’ nsarthedpmjact sitd.Duetd thehlaclksaf or i ¢ al
significanthistoric resources on the project site, the project would have no impact on historic resources

and no mitigation isequired.

Threshold b) Would the project cause a substantial adverse change in the significance of an
archaeological resource pursuant €15064.5?

Less Than Significant Impact with Mitigatiomhe project site isndevelopedut surroundedoy anurban
environment. The likelihood of encountering archaeological resources in the project site is considered low
because the project site has been extensively altered by prior ground disturbance and develajpment

to the reconfiguration of Ford Road in the earf0Ps.Construction activities for the project would include
excavation and grading. Therefore, while low, there is the potential for the project to affect a previously
unidentified archaeological resourcéhe project would be required to comply with MM @Rwhich
requires that an archaeologist monitor grading and excavation activities. The archaeologist would have
the ability to temporarily halt or redirect work to permit the sampling, identification, and evaluation of
the artifacts and resources, as appriate. If resources are found to be significant, the archaeologist
would determine appropriate actions, in cooperation with the City and Applicsaditionally,the City

has protection guidelines fgraleontological an@rchaeological resources outlinéa City Council Policy
K-5.14MM CR1 contains similar procedures fprotectionsof archaeological resources and would comply
with City Council Policy-K Compliance with MM GR would reduce potential impacts to a less than
significant level.

13 California Public Resources Code Section 5020.1(k), Section 5024.1(g).
14 City of Newport Beach, City Counch IRaleontological and Archaeological Resource Protection Guidelines

75 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

Threshold(c) Would the project disturb any human remains, including those interred outside of
formal cemeteries?

Less Than Significamtith Mitigation. No known human remains occur on site, and due to the level of
past disturbance, it is not anticipated that hum@mains exist within th@roject site In the event human
remains are encountered during earth removal or disturbance activitiespliancewith the California
Health and Safety Code Section 705@BC 50B.98 and City Council PolicySK Part Fas identfied in

MM CR2 would reduce any impact associated with human remains to less than significant levels.

Cumulative Impacts

Potential cumulative impacts could occur if theject—when combined with other past, present, and
reasonably foreseeable futurer@ects — would cause significant impacts based on the thresholds of
significance set forth in this Initial Study. The project site does not cosigmificanthistoric resources

and is not expected to impact any archaeological resouro@ation measues have been identified to
mitigate potential impacts to a less than significant level. As with the proposed project, other past
projects, other current projects, and probable future projects would be required to comply with mitigation
measures. Despitehe sitespecific nature of resources, mitigation required for the identification and
protection of unknownor undocumented resources would reduce the potential for cumulative impacts.
On a cumulative level, data recovered from sites in the region allothéoexamination and evaluation

of the diversity of human activities in the region. The proposed project would not contribute to a
cumulatively considerable impact on cultural resources.

Mitigation Program
Standard Conditions and Requirements

No standardconditions are applicable to the proposed project.

Mitigation Measures

MM CR1 Prior to the issuance of the first grading permit or permit for ground disturbance activities,
the applicant shall provide evidence to thatisfaction of theCity ofNewport B2achthat
a qualified archaeoldgal monitorand a qualifiedNative American Tribal monitor i@
been retained. The selection of the qualified professional(s) shall be subject to the
acceptance of the City. In the event that cultural resourgesl{istoricarchaeological,
historical, tribal cultura) are inadvertently unearthed during excavation and grading
activities, the contractararchaeologial monitor, and/or Native American Tribal monitor
shall immediately cease all earthisturbing activities withim 100foot radius of the area
of discoveryThe qualified professional shall be contacted to evaluate the significance of
the findingan appropriate course of actiorAny unique archaeological resource that is
discovered shall be treated in accordancehaiublic ResourcesCode 21083.2 After the
find has been appropriately avoided or mitigated, work in the area may resume.

MM CR2 California Health and Safety Co8ection/050.5,StateCEQAGuidelines Sectioh5064.5,
and PublidResources Cod®RC) Secin 5097.98 mandate the process to be followed in
the event of an accidental discovery of any human remains in a location other than a
dedicated cemetery. California Health and Safety Code Section 7050.5 requires that in the
event that human remains are disvered, disturbance of the site shall be halted until the
coroner has conducted an investigation into the circumstances, maanércause of

76 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

death, and the recommendations concerning the treatment and disposition of the human
remains have been made to thgerson responsible for the excavation, or to his or her
authorized representative, in the manner provided?RC Sectios097.98. If the coroner
determines that the remains are not subject to his or her authority and if the coroner
recognizes or has reasdo believe the human remains to be those of a Native American,
he or she shall contact, by telephone within 24 hours, the Native American Heritage
Commission.
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4.6 Energy

Background Building Energy Conservation Standards

Energy conservation standards forweesidential and nonresidential buildings were adopted by the
California Energy Resources Conservation and Development Commission (now the California Energy
Commission) in June 197ahd are updated every three years (Title 24, Part 6, of the Califooda &f
Regulations). Title 24 requires the design of building shells and building components to conserve energy.
The standards are updated periodically to allow for consideration and possible incorporation of new
energy efficiency technologies and metho@ June 10, 2015, the California Energy Commission (CEC)
adopted the 2016 Building Energy Efficiency Standards, which went into effect on January 1, 2017. On
May 9, 2018, the CEC adopted the 2019 Building Energy Efficiency Standards, which will thka effec
January 1, 2020.

The 2016 Standards improved upon the previous 2013 Standards for new construction of and additions
and alterations to residential and nonresidential buildings. Under the 2016 Standards, residential
buildings are 28 percent more energfficient and nonresidential buildings are 5 percent more energy
efficient than under the 2013 Standis!® Buildings that are constructed in accordance with the 2013
Building Energy Efficiency Standards are 25 percent (residential) to 30 percent (nemtiefidnore
energy efficient than the prior 2008 standards as a result of better windows, insulation, lighting,
ventilation systems, and other features.

The 2019 Standardgill improve upon the 2016 Standards. Under the 2019 Title 24 standards, residentia
buildingsare expected tde about 7 percent more energy efficient, and when the required rooftop solar
is factored in for lowrise residential construction, residential buildings that meet 2019 Title 24 standards
would use about 53 percent less enerdyan those built to meet current standard$.

Senate Bill 350

Senate Bil(SB)350 (de Leon) was signed into lanSeptember 2015 and establishes tiered increases to
the Renewable Portfolio StandardlO percent by 2024, 45 percent by 2027, and 50 percer2(3p.SB
100 was signed into law September 2018 and increased the required Renewable Portfolio Standards.

Senate Bill 100

On September 10, 2018, Governor Brown signed SBUrifer SB 100, the totkilowatt-hoursof energy

sold by electricity retailersot their end-use customers must consist of at least 50 percent renewable
resources by 2026, 60 percent renewable resources by 2030, and 100 percent renewable resources by
2045.SB 10lso establishes 8tatepolicy that eligible renewable energy resourcasd zerecarbon
resources supply 100 percent of all retail sales of electricity to Californiaismadustomers and 100
percent of electricity procured to serve 8tateagencies by December 31, 2045. Under the bill Stete

15 California Energy Commission, 2016 Buildingrgy and Efficiency Standards Frequently Asked Questions Fact Sheet,
Available at:
https://www.energy.ca.govi/title24/2016standards/rulemaking/documents/2016_Building_Energy_Efficiency_Standards_F
AQ.pdf Accessed January 20, 2019.

16 California Energy @umission, 2019 Building Energy and Efficiency Standards Frequently Asked Questions Fact Sheet,
Available at:
https://www.energy.ca.govi/title24/2019standards/documents/2018_Title_24_2019_Building_Standards_FAQ.pdf
Accessed January 20, 2019.
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cannot increase carbon ernsisns elsewhere in the western grid or allow resource shuffling to achieve the
100 percent carbotfree electricity target.

Threshold (a) Would the project result in a potentially significant impact due to wasteful,
inefficient, or unnecessary consumption foenergy resources, duringproject
construction or operation?

Less Than Significant Impact.
Electricity

Southern California Edison (SCE) provides electricity to the pimjeatThe project is expected to use

600,000 KWh/yeabased orinformation providel by the Applicant. In comparison, the existing site does

not use any electricityTherefore, project implementation would result in a permanent increase in

electricity over existing conditions. The increased demand is expected to be adequately serhed by t

existing SCE electrical facilitidso t a | electricity demand in SCE’'s se
approximately 12,000 GWhor 12 billion kWh-between 2015 and 2028.The increase in electricity

demand from theproject would represent an ingijficant percent increase compared to overall demand

in SCE's service area. Therefore, projected elect
service.

It should also be noted thdhe project design and materials would comply with #@16 Building Energy
Efficiency Standards, whithiok effect on January 1, 20. Prior to issuance of a building permit, the City

of Newport BeachBuilding Divisionwould review and verify that the project plans demonstrate
compliance with the current veraioof the Building and Energy Efficiency Standards. The project would
also be required adhere to the provisions of CALGreen, which establishes planning and design standards
for sustainable site development, energy efficiency (in excess of the CaliformgyEae requirements),

water conservation, material conservation, and internal air contaminants.

Beyondbuilding code andCalifornia Green Building StandardsalGree energy requirements, the
project also includes some energy efficiency design featurelsidinghigh-efficiencywall assemblies and
windows to reduce heating and cooling loads; Energy Star appliances; high efficiency heating and cooling
systems; high efficiency domestic hot water systems; and high efficiencehgtting diode (LED) liging

in residential units, common areas, and landscape design. Project developroald not interfere with
achievement of the 60 percent Renewable Portfolio Standard set forth in SB 100 for 2030 or the 100
percent standard for 2045. These goals apply@& &nd other electricity retailers. As electricity retailers
reach these goals, emissions froemd-user electricity use would decrease from current emission
estimates.

Natural Gas

Souhern California Gas Company (8l8&as) provides natural gas servicehe project areaThe project

is estimated to use approximately 11,200 KBtu/year in natural Has.increased demand is expected to
be adequately served by the existing SoCalGas facilfiesn 2018 to 2035, residential demand is
expected todecline from236 billion cubic feetlfcf) to 186 bcf, while supplies remain constant at 3.775

17 CaliforniaEnergy Commission, California Energy Demand -2088 Revised Forecast, Figure 49 Historical and Projected
Baseline Consumption SCE Planning Area, Accessed January 20, 2019.
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billion cubic feet per da§ (bcfd) from 2015 through 203% As di scussed above, Cal
Efficiency Standards for Residential and Mesidential Buildings createniform building codes to reduce

Cal i f or nicensumption ramdpravige energy efficiency standards for residential and -non
residential buildings. These standards are incorporated within the California Building Code and are
responsible foreduce the gowth in electricity and natural gas usespite population and development

growth. For example, requirements for energy efficiemppliances high-efficiencywall and window

systems and green building materials are expected to save additi@margy These savings are
cumulative, doubling as years go byerefore, the natural gas demand from the proposed project would
represent a nominal percentage of overall demand I
not result in a significant impaatue to wasteful, inefficient, or unnecessary consumption of energy
resources, during project construction or operation.

Fuel

During construction, transportation energy use depends on the type and number of trips, vehicle miles
traveled, fuel efficiency ofehicles, and travel mode. Transportation energy use during construction
would come from the transport and use of construction equipment, delivery vehicles and haul trucks, and
construction employee vehicles that would use diesel fuel and/or gasolineugéhef energy resources

by these vehicles would fluctuate according to the phase of construction and would be temporary. Most
construction equipment during demolition and grading would begawered or diesepowered, and the

later construction phases wddirequire electricitypowered equipmentldling of inuse offroad heavy

duty diesel vehicles in California dnmited to five consecutive minutes per Title 13, California Code of
Regulations, Section 2449(d)(BYoject construction equipment would alé® required to comply with

the latestU.S.EPAand CARB engine emissions standards. These engines use highly efficient combustion
engines to minimize unnecessary fuel use.

Theprojectwould entail construction activities that woultse energy, primarilyni the form of diesel fuel
(e.g., mobile construction equipment) and electricity (e.g., power to@lejtractors would be required

to monitor air quality emissionsf construction activitiesising applicable regulatoguidance such from
SQ\QMD CEQA Guideds. This requirement indirectly relates to construction energy conservation
because when air pollutant ensi®ns are reduced from th@onitoring and the efficient use of equipment
and materialsenergy use is reducedhere are no aspects of tipeojectthat would foreseeably result in
the inefficient, wasteful, or unnecessaugeof energy during construction activities.

Due to increasing transportation costs and fuel pricastractors and ownerfave a strong financial
incentive to avoid wasteful, ifficient, and unnecessary use of energy during construction. There is
growing recognition among developers and retailers that sustainable construction is not prohibitively
expensive and that there is a significant esatings potential in green buildinggatices. The use of
battery-powered toolsand equipmentthat do not rely on gas to operatare also becoming more
common?® Impacts related to transportation energy use during construction would be temporary and

18 1 bcfd is equivalent to about 1.03 billion kBTU

19 California Gas and Electtittilities, 2018 California Gas Report, Southern California Gas Company Annual Gas Supply 2018
2035 Table ISCG, Accessed January 20, 2019.

20 Jobsite/; 2 y & 1 NHzO (i A 2 v Qéne B1f 2818, awailalde i sizjobshidprocore.com/constructiors-electric-
future, accessed February 21, 2019.
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would not require expanded energy suppligdize construction of new infrastructure; impacts would not
be significant.

During operationsenergy consumption would be associated wiglsident, visitor, and trips; delivery and
supply trucksand trips by maintenance and repair crewie project is a infill development projechear

large employment areas, suddewport CenterKoll CenteNewport, and the Irvine Busines€enter,
thereby potentially reducing the need to travel long distancfes someresidents®! The project is also
near public transpdation (bus routes)access, further reducing the need to drive. The City and
surrounding areas are highly urbanized with numerous gasoline fuel facilities and infrastructure.
Consequently, the proposed project would not result in a substantial demandrienge that would
require expanded supplies or the construction of other infrastructure or expansion of existing facilities.

Thegasoline and diesdlel associated with omoad vehicular trips is calculated based on total VMT
calculated for the analysesthin Section 4.3, and Section 4Be totalgasoline and dieséliel associated
with onroad trips would be approximatel20,820 gallons per year an®,783gallons per year,
respectively OrangeCounty annual gasoline fuel use in 2018 W#38,158,624dlons and diesel fuel
use wasl38,814,22%allons?2 expected project operationalse of gasoline and diesel would represent
0.0017 percent of current gasoline use and 02D percent of current diesel use in th@ounty.None of

the project energy uses excg®ne percent of their corresponding County use. Project operations would
not substantially affect existing energy or fuel supplies or resources.piidject would comply with
applicable energy standards and new capacity would not be requitedl.consumfion associated with
vehicle trips generated by the proposed project would not be considered inefficient, wasteful, or
unnecessary

The proposed project would not resutt wasteful, inefficient, or unnecessary consumption of energy
resources. Impacts atess tharsignificantand no mitigation is required.

Threshold (b)  Would the project conflict with or obstruct a State or local plan for renewable energy
or energy efficiency?

Less Than Significainpact. Project design and operation would comply witate Building Energy
Efficiency Standards, applianefficiency regulations, and green building standards. Project development
would not cause inefficient, wastefahd unnecessary energy consumption, and no adverse impact would
occur. The City of NewpoBeach adopted an Energy Action Plan in 2013 in order to help reduce energy
consumption and GHG emissions to become a more sustainable community and to meet the goals of AB
32. TheEnergy Action Plaoutlines various measures and strategizes numerous mettmd how the

Ci t y “tegm isimmcgn be achieved. The proposed project windtlde design features such laigh-
efficiencywall assemblies and windows to reduce heating and cooling loads; Energy Star apphi@tees;
efficiency heating and cooling syems to reduce energy consumption, and therefore reduce GHG
emissionsTherefore, theproject is consistent with AB 32, which aims to decrease emissions statewide to
1990 levels by t 2020. Potential impacts are considered less than significant.

S C A a016g2040Regional Transportation Plan/Sustainable Communities Stré€hy/SQ®stablishes
GHG emissions goals for automobiles and Jaiity trucks for 2020 and 2035 as well as an overall GHG

21 The California Air Pollution Control Officers Association docun@uogntifying Greenhouse Gas Mitigation Measures
(August 2010), identifies that infill developments, such as the proposed project reduce vetécddraveled which reduces
fuel consumption. Infill projects such as the proposed project would have an improved location efficiency.

22 California Air Resources Board, EMFAC2017.
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target for the project region consistent with both the targeatd of AB 32 and the po&020 GHG
reduction goals of EOs@-05 and B30-15. The project is consistent with regional strategies to reduce
passenger vehicle miles traveled (VMT). The proposed project is within a major employment center and
is proximate toseveral major employers. Orange County is traditionally-jaiis Transit stops along
Bonita Canyon Drive connect the project siehe rest of the City as well as tb#iesof Irvine and Tustin.
Increasing residential land uses near major employneamiters is a key strategy to reducing regional
VMT. Therefore, in addition toeing an efficient infill developmenthe project would be consistent with
regionalgoals to reduce trips and VMJy locating the project adjacent to other uses, which reduces
vehicle trip lengthsThe project would not conflict with the stated goals of the RTP/SCS. Therefore, the
project would not interfere wit h2028 @dbile’'seurcaa@HGI i ty
reduction targets outlined in the 2016 RTP/SCS=f@tl impacts are considered less thgignificantand

no mitigation is required.

Mitigation Program
Standard Conditions antylitigation Measures

No standard conditions or mitigation measures are applicable to the proposed project.
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4.7 Geology and Soils

APreliminary Geotechnical Investigation Report was prepared by Langan Engineering and Environmental
Services ilDecember 2018The report is included in this Initial StualyAppendix Gand the results are
summarized herein.

The project site is located wiin the Peninsular Ranges Geomorphic Province of Southern California,
which consists of a series of mountain ranges separated by northwest trending valleys subparallel to faults
that branch from the San Andreas Fault. Specifically, the project site im whthwestern margin of the
LosAngelesBasin lorderedby the Santa Monica and San Gabriel Mountains to the ndtdtific Ocean

to the west, Palo Verdes Peninsula to the southwest, &addlebackMountainsto the east. The Los
Angeles Basin includes &kislip faulting and contraction/thrusting.

Threshold (a.i) Would the project directly or indirectly causepotential substantial adverse effects,
including the risk of loss, injury, or death involving the rupture of a known earthquake
fault, as delineatedon the most recent AlquisPriolo Earthquake Fault Zoning Map
issued by the State Geologist for the area or based on other substantial evidence of a
known fault?

Less Than Significant Impadthe City, as well as most of Southern California, is locatad@gion of

hi storic seismic activity. According to the Al qui
project site is not located in a Fault Zorkherefore, the proposed project would not result in any
significant impacts in relation to a rtyre of a known earthquake fault as delineated on the most recent

Al qui st-Priolo Earthquake Fault Map.

Threshold (a.ii) Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death inwghg strong seismic ground shaking?

Less Than Significant Impagith Mitigation. As noted, he Cityis in a region of historic seismic activity.
The project site could be subject to moderate to strong ground shaking in the event of an earthquake on
one ofthe regional faultsThe closest fault to the project site is the North Branch Fault, approximately 5.2
miles west of the project sitd.he Newportinglewood Rose Canyon Fault is approximagadsniles south

of the project site under the ocean flooknunnamed fault is approximately 13diles west of the project

site. Due to the site’'s proximity to several active
moderate to occasionally high ground shaking from these fault as well as ground sfrakingther
seismically active faults of the Southern Californiaregion.e pot enti al f or damage r

related events include ground shaking, ground failure, and ground displace8teong levels of seismic
ground shaking can cause damage, particularly to older and/or poorly constructed buildings. Comstructio
of the developmentwith subterraneanparking would be required to conform to the seismic design
parameters of the2016 California Building Code as adopted by @igy. MM-GEO ZTequires the City to
review all project plans for grading, foundation, stnucl, infrastructure, and all other relevant
construction permits relative to th&eotechnical Investigaticemd Code requirements. Compliance with
MM-GEO land applicable regulations would reduce potentrapacts related to strong seismic ground
shakingo a less than significant level.
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Threshold (a.iii) Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involvingeismicrelated ground failure,
including liquefaction?

No Impact. Liquefaction is the loss of strength where loose, saturated, relatively coh&sensoil
deposits lose shear strength during strong ground motions. Primary factors controlling liquefaction
include intensity and duration of ground motion, charactecis of the subsurface soils,-gitu stress
condition, and the depth to groundwate®oil susceptible to liquefaction includes loose to medium dense
sand and gravel, lowlasticity silt, and some lowlasticity clay depositsAccording to the State of
Caifornia Earthquake Zones of Required Investigaflarstin Quadrangle map, theroject siteis not
susceptible to liquefactionThe groundwater table is estimateat 50 feet below gradeNo significant
impacts would occur and no mitigation is required.

Threshold (a.iv) Would the project directly or indirectly cause potential substantial adverse effects,
including the risk of loss, injury, or death involvidgndslides?

No Impact.Landslides can occiiir areas of steep slopes consisting of unstable soilsd&@tirbed by
ground shaking and/or heavy rainfallccording to the General Plan Safety Elemdmptroject siteis not

within an area identified as having a potential for landslides.prbgct siteand surrounding vicinity are
relatively flat. There & no known landslides near the site nor is the site in the path of any known or
potential landslides. Therefore, no impacts related to landslides would occur and no mitigation is required.

Threshold(b) Would the projectresult in substantial soil erosioor the loss of topsoil?

Less Than Significant Impa&rading and earthwork activities during construction would expose soils to
potential shortterm erosion by wind and water. During construction, the propopegject would be
required to comply with erden and siltation control measures. This would include measures such as
sandbagging to reduce site runoff or hold topsoil in place prior to final grading and construction.
Additionally, the proposegroject is required to comply with the National Pollutdpischarge Elimination
System (NPDES) permitting process. Construction impacts would be minimized through compliance with
the Construction General Permit. The NPDES permit requires development and implementation of a
Stormwater Pollution Prevention PlaBWPPP) and monitoring plan, which must include eresiortrol

and sedimenicontrol Best Management Practices (BMPs) that would meet or exceed measures required
by the Construction General Permit to control potential constructielated pollutants. Erosiecontrol

BMPs are designed to prevent erosion, whereas sediment controls are designed to trap sediment once it
has been mobilizedThese requirements would ensure that potential project impacts are less than
significant.The project site imot developed The propsed project wouldallow for the implementation

of a21-unit condominium developmenin atwo- to three-story building withone level ofsubterranean
parking No treatment control BMPs are proposedcausenfiltration is feasible on the projecits. The

project would includesix bioretention BMPs and additioniEndscaping to prevent soil erosion from
impervious surfacesThe site drainage is designed to allow for runoff volume to settle within the BMPs,
while peak flows overflow to the historlow point located at the north end of the sit&herefoe, the

project would not resulin substantial soil erosion or loss of topsoil.

Threshold(c) Would the project be located on a geologic unit or soil that is unstable, or that would
become unstable as result of the project, and potentially result in an esite or off-
site landslide, lateral spreading, subsidence, liquefaction or collapse?
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Threshold(d) Would the project be located on expansive soil, as defined in Table-11B of the
Uniform BuildingCode (1994), creating substantidirect or indirect risks to life or
property?

Less Than Significant Impaciubsidence occurs when a large portion of land is displaced vertically,
usually due to the withdrawal of groundwater, oil, or natural gas. Shis are particularly subject to
subsidence include thoseith high silt or clay contenihe projecsite is underlain by Pleistocene marine
deposits, which generally consist of dense to very dense $dmdhrgescale extraction of groundwater,

gas, oilpr geothermal energy is occurring or planned at the site or in the general site vitiméyotential

for landslides and liquefaction are minimal due to the relatively flat area and the depth of the groundwater
table. There appears to be littler no potential for ground subsidence due to withdrawal of fluids or gases

at the project site According to the NRCS Web Soil Survey, the site is composed of Myford Sandy loams
and Anaheim loanwhich are moderately well drained Sandy loams are not consideredpaxsive soils

due to their ability to transmit water efficientiy’heproposed project wouldbe required toconformwith

the most recently published CBC, City regulatiams] other applicable standards noted inSC GEQ.
Conformance with standard engiaring practices and design criteria would reduce the potential for
substantial risks to life or property as a result of expansive soils is minimal and the associated impacts
would be less than significant.

Threshold(e) Would theproject have soils incaplale of adequately supporting the use of septic tanks
or alternative wastewater disposal systems where sewers are not available for the
disposal of wastewater?

No Impact.Theproject does not propose the use of septic taakslwould connect to the existinganitary
sewer system for wastewater disposal. Therefore, no impact would occur and no mitigation is required.

Threshold (f) Would the project directly or indirectly destroy a unigue paleontological resource or
site or unique geologic feature?

Less Than ignificant Impact with Mitigation. The project site is undevelopedbut bordered by
development.According to the geotechnical report prepared for the project, the site is underlain by
Pleistocene marine deposits, which typically consist of dense to varsedsand and silty sand with local
looser fine sands and silty layers. Underlying the Pleistocene marine deposits are Capistrano Formation.
Typically, the Capistrano Formation has produced several fossil resourceseagitre ands considered

to have hgh paleontological sensitivityAlthough not expected, there is a possibility that project
construction activities have the potential to affect unidentified paleontological resources. Therefore,
implementation of MM GEQ, which addresses the actions to taken should paleontological resources

be found, is required to reduce potential impacts to paleontological resources to a less than significant
leveland would comply with City Council Polic$.K

Cumulative Impacts

The proposediroject would be construed in compliance with all applicable codes and in accordance
with the mitigation set forth in this Initial Study, which are designed to reduce the exposure of people or
structures to substantial risk of loss, injury, or death related to geological conslitir seismic events.
The potential cumulative impact related to earth and geology is typisda#ispecific The analysis herein
determined that the project would not result in any significant impacts related to landform modification,
grading, or the dstruction of a geologically significant landform or feature with implementation of

23 USDA Web Soil Survey, https://websoilsurvey.sc.egov.usda.gov/App/Mi@Sey.aspx, Accessed December 5, 2018.
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mitigation. Moreover, existing State and local laws and regulations are in place to protect people and
property from substantial adverse geological and soils effects, imgufhult rupture, strong seismic
ground shaking, seisminduced ground failure (including liquefaction), and landslides.

Existing laws and regulations also protect people and property from adverse effects related to soil erosion,
expansive soils, loss tfpsoil, development on an unstable geologic unit or soil type that could result in
on- or off-site landslides, lateral spreading, subsidence, liquefaction, or collapse. These existing laws and
regulations, along with mitigation required for the projeatould render potentially adverse geological

and soil effects less than significant. These existing laws and regulations also ensure that past, present,
and reasonably foreseeable future projects in the region do not result in substantial adverse geological
and soils effects. As a result, the existing legal and regulatory framework would ensure that the
incremental geological and soils effects of the project would not result in greater adverse cumulative
effects when considered together with the effects dher past, present, and reasonably foreseeable
future projects inNewport Beachand the greater Orange County regiofherefore, theproject—in
combination with past, present, and reasonably foreseeable future prejestsuld not result in a
cumulatively sinificant impact by exposing people or structures to risks related to geologic hazards, soils,
or seismic conditions.

Mitigation Program
Standard Conditions and Requirements

SCGEQGL The project is required to conform to the seismic design parametetsed?®16 California
Building Code and the 2016 California Green Building Standards Code (or applicable
adopted code at the time of plan submittal or permit issuance)

Mitigation Measures

MM GEO1 Prior to the issuance of grading permits, the City shalewall project plans for grading,
foundation, structural, infrastructure, and all other relevant construction permits to
ensure compliance with the applicable recommendations from the Geotechnical
Investigation and other applicable Code requirements.

MM GEQ2 Prior to the issuance of the first grading permit or permit for ground disturbance activities,
the Applicant shall provide evidence to the City of Newport Beach that a qualified
professional paleontologisthas been retained. The selection of the (el
professional(s) shall be subject to the acceptance of the City. In the event that
paleontological are inadvertently unearthed during excavation and grading activities of
any future development project, thpaleatologist orcontractor shaltemporarily cease
all earthdisturbing activities within a 10fbot radius of the area of discovery. The
qualified professional shall be contacted to evaluate the significance of the fiaging
appropriate course of action. If avoidance of the resource(s) is ndailflea salvage
operation requirements pursuant to Section 15064.5 of the State CEQA Guidelines shall
be followed. After the find has been appropriately avoided or mitigated, work in the area
may resume.
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4.8 Greenhouse Gas Emissions

A greenhouse gas (GHG) esiosis analysis was prepared by Kimteyrn and Associatesnc. (Kimley
Horn, 20D) for the proposed project. The GHG modeling outputs and resultselieded in Appendi
of this Initial Study and the results are summarized herein.

Background

The “hgorueseen ef fect” is the natur al process that ret
the atmosphere. Wit hout the greenhouse effect, t h
much colder and inhospitablplanet With the greenhouse eftt, the global average temperature is
approxi mately 61°F (16°C). Greenhouse gases (GHGs
for the greenhouse effect. The amount of heat that is retained is proportional to the concentration of

GHGs in the atosphere. As more GHGs are released into the atmosphere, GHG concentrations increase

and the atmosphere retains more heat, increasing the effects of climate change. Six gases were identified

by the Kyoto Protocol for emission reduction targets: carbon dm¥CQ), methane (Chj, nitrous oxide

(N:O), hydrofluorocarbons (HFC), perfluorocarbons (PFC), and sulfur hexafluogjd@&m accounting

for GHGs, all types of GHG emissions are expressed in terms efj@alents (Ce) and are typically

quantified in metric tons (MT) or million metric tons (MMT).

Approximately 80 percent of the total heat stored in the atmosphere is caused hyGEDand NO.

These three gases are emitted by human activities as well as natural sources. Each of the GHGs affects
climate change at different rates and persist in the atmosphere for varying lengths of time. The relative
measure of the potential for a GHG to trap heat in the atmosphere is called global warming potential
(GWP)The GWP was developed to allow comparisohihe global warming impacts of different gases.
Specifically, it is a measure of how much energy the emissiomseation of a gas will absorb over a given
period of time, relative to the emissions affie ton of CQ The larger the GWP, the maiteat a gven gas

warms the Earth compared to GOver that time period. GWPs provide a common unit of measure, which
allows analysts to add up emissions estimates of different gases (e.g., to compile a national GHG
inventory), and allows policymakers to compareigsions reduction opportunities across sectors and
gases.

Greenhouse gases, primarily £Q@H, and NO, are directly emitted as a result of stationary source
combustion of natural gas in equipment such as water heaters, boilers, process heaters, amgdgurna
GHGs are also emitted from mobile sources such asad vehicles and offoad construction equipment
burning fuels such as gasoline, diesel, biodiesel, propane, or natural gas (compressed or liquefied). Indirect
GHG emissions result from electricwer generated elsewhere (i.e., power plants) used to operate
process equipment, lighting, and utilities at a facilitycluded in GHG quantification is electric power
which isused to pump the water supply (e.g., aqueducts, wells, pipelines) and dispasdécomposition

of municipal waste in landfills (CARBO0S).

Reqgulations and Significance Criteria

California Governor Arnold Schwarzenegger issued Executive @8di & June 2005, which established

the following GHG emission reduction targets:fg)2010: Reduce GHG emissions to 2000 levels; (b) by
2020: Reduce GHG emissions to 1990 levels;(apdy 2050: Reduce GHG emissions to 80 percent below
1990 levelswhich is the level estimated to stabilize climate temperatures to a 2 degree incrediseaid
further escalation of environmental impacts from global warming to agricultural resources, diseases,
water supply, sedevel rise, and other harmful impacts.
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Assembly Bill (AB) 32 Statutes of 2006, Health and Safety $otien 38500 et seq. requd that CARB
determine what the Statewide GHG emissions level wd98® andapprove a Statewide GHG emissions

limit that is equivalent to that level, to be achieved by 2020. CARB has approved a 2020 emissions limit of
427 million metric tons of G&quivalent (MTCG@e). Additionally, issued in April 2015, Executive Order
B-30-15 requires Statewide GHG emissions to be reduced 40 percent below 1990 levels by 2030.

Executive Order80-15, which was issued in April 2015, requires statewide GHG emissioasddured

40 percent below 1990 levels by 208B32 (SB 32), signed into law in September 2016, codifies the 2030
GHG reduction target in Executive OrdeB®15. SB 32authorizes CARB to adopt an interim GHG
emissions level target to be achieved by 2@8@d to adopt rules and regulations in an open public process
to achieve the maximum, technologically feasible, and -effgictive GHG reductions. With SB 32, the
CaliforniaLegislature passed companion legislation AB 197, which provided additional adirdoti
developing an updated Scoping PI®ARB released the second update to the Scoping Plan to reflect the
2030 target set by Executive OrdeBB-15 and codified by SB 32 in November 2017.

Additionally, signed intdaw in September 2018, SB lotreazd Cal i f or ni a’s r enewab
portfolio from 50 to 60 percent by 2030. SB 100 also established a further goal to have an electric grid
that is entirely powered by clean energy by 2045.

Due to the nature of global climate change, it is not anti@pahat any single development project would
have a substantial effect on global climate change. GHG emissions from the proposed project would
combine with emissions emitted across California, the United States, and the world to cumulatively
contribute toglobal climate change.

Addressing GHG emissions generation impacts requires an agerasteionine what constitutes a
significant impact. Th8tate CEQA Guidelinsgecifically allow lead agencies to determine thresholds of
significance that illustrate thextent of an impact and are a basis from which to apply mitigation

measur es. This means that each agency is |l eft to
have a “significant” impact on the erviurscen nmecnatr.e fT
judgment ” a n daith effoat kbasedao the @xdedt possible on scientific and factual data, to

describe, calculate or est iCR@&15@64.4d@)he project’'s GH

On September 28, 201@jr quality experts servingnothe SCAQMD GHG CEQA Significance Threshold
Stakehol der Working Group recommended an interim
3,000 metric tons of G@ annually and an efficiendyased threshold of 4.8 metric tons of &er service

population (residents plus employees) per year in 2020 and 3.0 metric tons,efg@éOservice population

per year in 20354 TheWorking Groupvas f or med to assi st the SCAQMD’
significance threshold and is composed of a wide varietgtaifeholders including th&tate Office of

Pl anning and Research (OPR), CARB, the Attorney G
departments in theAir Basinvarious utilities such as sanitation and power companies throughoAithe

24 In Cleveland National Forest Foundation v. San Diego Association of Gover(20&i#)s3 Cal.5th 497, the Supreme Court
held that the EIR prepared for t he S2060 Redioal gmnspartatoe ci at i on
Plan/Sustainable Communities Stratetyy d n ot need to include an analysis of th
reduction goals of 80 percent below 1990 levels by 2050 (established by Executive -Gi@eit&comply with CEQAe
Court’ s o ghatthe lead agericyantaded'a godaith effort, based to the extent possible on scientific and factual
data, to describe, calculate or estimate" in part because it disclosed the 2050 emissions levels and identified thesggnifica
of the 2050 threshold to climate change impacts (i.e., to stabilization of temperature incjed$esCourt also noted that
“arecent California Energy Commission report concludes, however, that the primary strategies to achieve this target should
be major decar boni zation’” of electricity suppli.es and fuels, al
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Basin, industry groups, and environmental and professional organizations. The numeric bright line and
efficiencybased thresholds were developed to be consistent with CEQA requirements for developing
significance thresholds, are supported by substantial @we, and provide guidance to CEQA
practitioners and lead agencies with regard to determining whether GHG emissions from a proposed
project are significantin Center for Biological Diversity v. Department of Fish and Wi{@hfes) 62 Cal.

4th 2014, 213221, 227, following its review of various potential GHG thresholds proposed in an academic
study [Crockett,Addressing the Significance of Greenhouse Gas Emissions: California's Search for
Regulatory Certainty in an Uncertain Woflaily 2011), 4 Goldena@ U. Envtl. L. J. 203], the California
Supreme Court identified the use of numeric brigihe thresholds as a potential pathway for compliance

with CEQAGHGrequirements. The study found numeric brighte thresholds designed to determine
when small pojects were so small as to not cause a cumulatively considerable impact on global climate
change was consistent with CEQA. Specifically,&ion 21003(f¥inds thatit is a policy of the2ate

that "[a]ll persons and public agencies involved in theiemmental review process be responsible for
carrying out the process in the most efficient, expeditious manner in order to conserve the available
financial, governmental, physical and social resources with the objective that those resources may be
better applied toward the mitigation of actual significant effects on the environment." Chbfornia
Supreme Courteviewed study noted, "[s]ubjecting the smallest projects to the full panoply of CEQA
requirements, even though the public benefit would be minimaould not be consistent with
implementing the statute in the most efficient, expeditious manner. Nor would it be consistent with
applying lead agencies' scarce resources toward mitigating actual significant climate change impacts.”
(Crockett,Addressinghe Significance of Greenhouse Gas Emissions: California's Search for Regulatory
Certainty in an Uncertain Wor{duly 2011), 4 Golden Gate U. Envtl. L. J. 203, 221, 227.)

The City oNewport Beacthas not adoptedsHGsignificance thresholdsut may set goroject-specific
threshold based on the context of each particular project, includivg proposed projectusing the
SCAQMD Working Group expert recommendation beca(dsé is in the same air quality basin that the
experts analyzed?2)it is a residatial project and, (3)there is a factual basis to support why the experts
believe projects with less than 70 residential units represent the smallest project with the smallest
contributions to GHGemissions For the proposed pr ®Q0eMTCGER/lyr SCAQMD
non-industrial screening threshold is used as the significance threshold in addition to the qualitative
thresholds of significance set forth below from Section &fliState CEQA Guidelinéppendix GThe
3,000MTCGQelyr screening thresholdepresents a 90 percent capture rate (i.e., this threshold captures
projects that represent approximately 90 percent of GHG emissions from new soarcb®presents
emissions associated wittevelopmentof approximately70 singlefamily dwelling units

The 3,000 MTC®@/year nor-industrial screening thresholi$ typically used in defining small projects

within this Air Basirthat are considered less than significdor@causehe thresholdrepresents less than

one percent ofthe future year 2050 statewideGHG emissions target and the lead agency can provide
more efficient implementation of CEQA by focusing its resources on the top 90 percent or new
developments within thé\ir Basiremitting GHGs. This screening threshold is correlated to the 90 percent
capture rate for industrial projects within thAir BasinResidential and commercial projects above the
3,000 MTCe/year levelwould fall within the 90 percentf the largest projects that are worth mitigating

without wasting scarce financial, governmenfatysical and social resourc®s noted in the academic

study, Addressing the Significance of Greenhouse Gas Emissions: California's Search for Regulatory

25 SCAQMDDraft Guidance Documeirttinterim CEQA Greenhouse Gas Significance Thresigd. 32 and 33, October
2008 Crockett, Addressing the Signifinae of Greenhouse Gas Emissions: California's Search for Regulatory Certainty in an
Uncertain WorldJuly 2011, 4 Golden Gate U. Envtl. L. J. 203, 221, 2223829
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Certainty in an Uncertain Wor(€rockett, 2011)the fact that small projects below a numeric btighe
threshold are not subject to CEQased mitigation does not mean such small projects do not help the
Sate achieve its climate change gadigen small projects participate in or comply with RGEQAased
GHG reduction programs, such constructimye&lopment in accordance with statewide Girgslucing
energy efficiency building standard€alGreen or Title 24 energfficiency building standargig®
Moreover, agesidents ofsmall residential projects buy cars and gasoline from manufacturers regulated
by the Sate to reduce GHG emissions, the GHG generated pgoject often reducs over time, as
demonstratedin the GHG modelingddressed later in thisectionfor the proposed project’

As noted above he 2017CAREScoping Plan details how the Statdl wéaduce GHG emissions to meet the
2030 target set by Executive OrdeB8-15 and codified by SB 3Phe 2017 Scoping Plan includes various
goals for reducing GHG emissions from energy generation, transportationttfeextension of theCap

and Trade piogram, among others. For example, the 2017 Scoping Plan includes the SB 350 renewable
portfolio standard requirement of 50 percent by 2030, increased stringency in the low carbon fuel
standard,cleaner technology and fuel mobile source strategy, sustainfiblght action planshort-lived

climate pollutant reduction strategy, increased stringency of SB 375 targets, extension Gdphend

Trade program, refinery sector reductions, and development of an Integrated Natural and Working Lands
Action Plarto create carbon sinks.

Threshold (a) Would theprojectgenerate greenhouse gas emissions, either directly or indirectly, that
may have a significant impact on the environment?

Less Than Significant Impa&ursuant to Appendix G of ti&tate CEQA Guidelinesproject would have

a potentially significant impact if it generates GHG emissions, directly or indirectly, that may have a
significant impact on the environment; or conflicts with an applicable plan, policy, or regulation adopted
to reduce GHG emissiorfSection 15064.4 of th8tate CEQA Guidelinggecifies how the significance of
GHG emissions is to be evaluated. The process is broken down into quantification ofpaaject GHG
emissions, making a determination of significance, and specificatiamyfappropriate mitigation if
impacts are found to be potentially significant.

Direct projectrelated GHG emissions include emissions from construction activities, area sources, and
mobile sources, while indirect sources include emissions from electdaitgumption, water demand,

and solid waste generatio@perational GHG estimations are based on energy emissions from natural gas
usage and automobile emissioi@alEEMod relies upon trip daf&oject trip generation datand project
specific land use datwas usedo calculate emissiong.able7 presents the estimated GOCH, and NO
emissions of the proposed project.

26 Crockett, Addressing the Significance of Greenhouse Gas Emissions: California'sf@eRegulatory Certainty in an
Uncertain WorldJuly 2011, 4 Golden Gate U. Envtl. L. J. 203, 221, 2223829

27 Onpages?2 and 33 of t h e D@EfCGuidante’ Dacumertt Interim CEQA Greenhouse Gas (GHG) Significance
ThresholdOctober 2008), th&&CAQMD notes that a GHG significance threshold based on a 90 percent emission capture
rate may be more appropriate to address the lelegm GHG impacts. Further, a 90 percent emission capture rate sets the
emission threshold low enough to capture a sulnsia fraction of future stationary source projects that will be constructed
to accommodate future statewide population and economic growth, while setting the emission threshold high enough to
exclude small projects that will in aggregate contribute atheddy small fraction of the cumulative statewide GHG emissions.
This assertion is based on the fact that the SCAQMD estimates that these GHG emissions would account for less than one
percent of future 2050 statewide GHG emissions target (85 MM&/@Q. In addition, these small projects would be subject
to future applicable GHG control regulations that would further reduce their overall future contribution to the statewide
GHG inventory.
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Table7: Project Greenhouse Gas Emissions
CQe (Metric Tons/Year)

Emissions Source Opening Year (2021)| 2030 Project Scenario| 2050 Progct Scenario
Construction Emissions 258.74 258.74 258.74
Area Source 7.00 7.00 7.00
Energy 95.37 63.10 54.21
Mobile 187.91 146.98 137.47
Waste 4.86 4.86 4.86
Water 8.92 5.75 4.87
Total 312.7 236.32 217.04
Note: CalEEMod vewsi 2016.3.2. Refer to Appendix¥dr Model Data Outputs.

Source: Kimleydorn, 2019.

Project construction would result in the generation of approxima@hg.74metric tons of Cee over the

course of constructio (or 8.63Metric Tons amortized over 30 year#)s recommended by the SCAQMD,

the standard practice is to amortize construction emissions over 30 years and cowcdmis&uction

emissionswi t h

t he

project’ s

a #. n"Qnee | constryconisa domplete,athe
generation of these GHG emissions would cedssrecastedGHGs from construction have been

emi s s

guantified and amortized over the life of the project (30 years). The amortized construction emissions are
added to the annual average operationahissions.

Operational emissions consist of area sources, energy sources, mobile sources, solid waste generation,
water use, and wastewater treatment. Area source emissions occur from hearths, architectural coatings,
landscaping equipment, and consumer pucts. Mobile source emissions are based on the net new
vehicle trips generated by the proposed project. Emissions from water consumption occur from energy
use for conveyance and treatment, and emissions from solid waste occur as materials decoAtpose.
opening year, he proposedprojectwould result inproject-related GHG emissions 81207 MTCQlyr.

As shown in Tabl&, most oft h e

project

S emi Ssi

ons

mobile sources. Agreviouslynoted, energy and mobilsaurces are targedd by satewide measures such
as continued implementation of the Renewable Portfolio Standard (the target is now set at 60 percent
renewables by 2030nd extension of theCap andTrade program(requires reductions from industrial

sourcesgnergy generation, and fossil fuels). Tapand Tradeprogram covers approximately 85 percent

of Californi

a's GHG

e mi

ssions as

of January

sectors (i.e., electricity generation, industrial sourcpstroleum refining, and cement production)
commenced in 2013 and will declibg approximately three percent each year, achieving GHG emission

reductions throughout the program's duration. The passage of AB 398 in July 2017 extended the duration
of the Cp@ and Trade program from 2020 to 2030.

28

The project

Il i feti me

i s

b a s étlde South Coakt Air Quality Mahagentent BiStricty(Soathr

(approxi mat el

2015.

assul

Coast Air Quality Management District, Minutes for the GHG CEQA Significance Threshold Stakeholder Working Group #13,

August 26, 2009).
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The proposed project is required to comply with all building codes in effect at the time of construction

which include energy conservation measures mandated by Title 24 of the California Building Standards
Code- Enepgy Efficiency Standard3itle 24 standards require energy conservation features in new
construction (lei.ght,i rhg,g hhied i -i efi feincciyomditioning(VAEC)i ng, Vv
systems, t her mal i nsul at r ecomserving plumbihgefixtugesidizhehdlp wi n d o w
reduce GHG emissions. California's Building Energy Efficiency Standards are updated on an approximately
three-year cycl ebuiltths 2006estartdards lise about 28 gpéraerg kess energy for

lighting, heating, cooling, ventilation, and water heating thasidencesbuilt to the 2013 standards.
Residenceduilt to the 2019 standards will use about 7 percent less energy due to energy efficiency
measuresvhen compared to homelsuilt under the 2016 tandards?®

Additionall vy, SCAG' s 2016 RTP/ SCS is also expecte
reductions in per capita transportation emissions of 9 percent by 2020 and 16 percent byT2@85.

project is an infill development projeciear large employment areas, such Newport Centteg, Airport

Areg and the Irvine Business Center, thereby potentially reducing the need to travel long distances for
some residents and reducing associated GHG emissions.

Theproposedproject would not exced the 3,000 MTC@q/yr significance thresholflable 7)Therefore,
the project's GHG impacts would be less than signifibased on this appropriate quantitative bright line
screening threshold

With regards to quantitatively evaluating the significarefethe pr o j e ¢ tterns GHG eemisggionsn

consultation with its air quality technical experts, the Qigsearch availablescientific information

regarding GHG significance thresholds for small residential projects iAithBasin and dichot find

scentific consensus regarding an appropriate brijheé screening or other quantitative significance
threshold*° However for disclosure purposes, the Cliasmade a good faith effort, based to the extent

possible on scientific and factual data, to deseribalculate and estimate what current modeling shows
about the project’s GHG emissions in 2030 and 20
continued i mplementation of some of the various s
andmobile source emissions (sources that account for approximately 91 percent of total project emission)

would continue to decline in the future.

To determine post2020project emissionsthepr oj ect ' s GHG emi ssions have b
and 2050(Table 7). The emissions calculations for 2030 and 2858umecontinued implementation of

t h e SReretvable Bortfolio StandardRR$goals and continued imprements in vehicle emissions

due to regulatory improvements and fleet turnover. Tabhows hattotal project GHG emissions would

decline in 2030 and 2050 due teduced energy and mobile source emissidhshould be noted that

additionale mi ssi ons reductions fr om ardnetac®duatdddorimthecCap an
CalEEMod model, vith would result ireven bwer GHG emissionBni s si ons reductions fr
Cap and Trade programwould offset approximately 90 percent of GHG emissions from new projots.

estimated emissions levels are provided for information and disclosumgogesconsistent with the CEQA

Guidelines Because the City cannot predict or measure the GHG reduction benefits of regulations the

29 California Energy Commissic@@19 Building Energy Efficier8tandards Frequently Asked Questjdviarch 2018.

30 See the analysis in Threshold (b) for a qualitative analysis explaining that a small project under the screening
threshold still contributes to and benefits from statewide programs to reduce GHG ensgios avoiding a
conflict with plans, policies and regulations adopted for the purpose of reducing the emissions of greenhouse
gases.
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State has not yet developetinpacts to longerm GHG emissions targets are too speculative to further
analyze and no cohgsion is drawn because CEQA directs the City to terminate the analysis after it reaches
the point of becoming too speculative to analyze.

Threshold (b) Would the project conflict with an applicable plan, policy or regulation adopted for the
purpose of redicing the emissions of greenhouse gases?

Less Than Significainpact The City of Newport Beach Energy Action Plan outlines goals to reduce
energy consumption and GHG emissions to become a more sustainable community and to 32et AB
goals. Goals include:

A Meet and exceed AB 32 energy reduction goals;
A Be an example for energy efficiency and sustainability at City facilities;

A Continue interacting, educating, and informing the community about energy efficienc@ HiG
emissions;

A Explore the newest "green" tdnologies and methods to decrease future energy dependency;

A Explore renewable energy recourses (not limited to solar) and possible financing based on
available grants/rebates;

Because the City’'s Energy Action P iy efficlercy agdb a |l s a
sustainability at City facilities, ¢proposed project is not subject to and does not conflict with the Energy

Action PlanHowever, it is noted thaproposed projects required to comply with all building codes in

effect at the time ofconstruction which include energy conservation measures mandated by Title 24 of

the California Building Standards CedEnergy Efficiency Standardstle 24 is part of the State's plans

and regulations for reducing emissions of GHGs to meet and exce8&@ aBd SB 32 energy reduction
goals.Because Title 24 standards require energy conservation features in new constructiometpey

reduce GHG emission&s previously notedCalifornia's Building Energy Efficiency Standards are updated
onanapproximatgl t h r e e -agydbeamost recert 2026 standards went into effect January 1, 2017.
Therefore, even if thgroposedpr oj ect were subject t deprofegwolldt y’' s E
not conflictwith the communitywide energy use goals of théap.

The projectwould incorporatée'green” technologies and methods to decrease future enelgyendence
through its compliance with Title 24is well agechnologiesdiscussed in Section 4.6, Energshich
concludesthatt he pr oj ect ' s ebelessthansignifigad.ct s woul d

Moreover, because it is a small project below the 3,000 MTCOZ2e/year threshold the City is applying to
this project based on the expert analysis of the SCAQMD Working Grewuqld not interfere with the

Stat e’ s ¢go &HG enis$ion tod 3D levelsnhy 2020 as statedB 32 The project does not
interfere with State efforts to reduce GHG emissions to 40 percent below 1990 levels by 2030 in
accordance with SB 32. The City notes #tygiroximately 91 percent of the projects e mi ssi ons ar
energy and mobile sources which would be further reduced by the 2017 Scoping Plan measures described
above. It should be noted that the City has no control over vehicle emissions (approximately 60 percent
of the pr oj emns)tHowevdr, thesa émissians would decline in the future dusatewide
measuresincluding the reduction irthe carbon content of fuelsC A R BRdvanced clean carogram,
CARB’ s mo bi | e fuelodificienay stantlards, tcleamer technology,dafieet turnover.

Addi t i on a201b RTP/SGS]s8al50 expected to help California reach its GHG reduction goals, with
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reductions in pecapita transportation emissions of 9 percent by 2020 and 16 percent by2@350ted

above, he project is an ifill development project near large employment areas thergimtentially

reducing the need to travel long distancBAccor di ngly, the project does n
efforts to reduce GHG emissions in 2030.

Regarding goals fgrear2050 underExecutive Order-3-05, at this time it is not possible to quantiéy

emissions savings from future regulatory measusesausethey have not yet been developedust as

thepr oj ect’ s GHG emi ssions woul d decr ewlldbephasdier t i me
throughout theSate over time it can be anticipated that operation of the proposed project would comply

with or benefit fromall applicable measures enacted that State lawmakerseach the goabf an 80

percent reduction below 199@&Vels by 2050This percentage reductios the level of GHG emissions
thattheS at e’ s GHG r e g Qateartears to achievd in erdeeto stabileze GiGuced
temperature increases and | i mitTh&ah@ysinthigls/MNDs i n  Ce
documents what can reasonably be known about the current regulation of GHG emissions and project
GHG impacts based to the extent possible on scientific and factual data. Further analysis would be
speculative therefore,in compliance withlCEQA, no further analysis or conclusions are made with regard

to t he prterm @HGtimpacts! ong

Therefore, the proposed project would havdeas thansignificant impact on GHG emissio@ansistent

with Title 24, AB 32, SB 32, and thé tEperggAction Planthe proposed project would not conflict with

any applicable plan, policy or regulation of an agency adopted for the purpose of reducing GHG emissions.
Impacts would be less than significalmpacts to longerm GHG emissions targets are tq@esulative to

further analyze and no conclusion is drawn because CEQA directs the City to terminate the analysis after
it reaches the point of becoming too speculative to analyze.

Cumulative Impacts

As addressed in this Initial Study, because of the glohalre of the climate change problem, most
projects will not generate GHG emissions that individually will cause a significant impact on global climate
change®*Theref ore, the analysis of a project’gisGHG i m
analyzed against the GHG emissions of existing and proposed projects within the region, State, and
ultimately against global emissions and how the emissions can cumulatively affect global climate change.
This concept is supported in the variocase aw and Office of Planning and Reseaattd SCAQMD
publications®* Furthermore, the proposed project demonstrates consistency with the strategies, actions,
and emission reduction targets of the Cityde wp o r t EmfemywActon Rlamhe proposed project

would not result in a cumulatively considerable impact associated with &hi&siors. The City cannot
predict or measure the GHG reduction benefits of regulatitiveg the Sate has not yet developed.
Impacts to longerm GHG emissions targets are too splative to further analyze and no conclusion is

31 Southern California Association of Governmehisal 20162040 RTP/SC&pril 2016, p. 153.

32 The California Air Paliion Control Officers Associatio@uantifying Greenhouse Gas Mitigation Measu@&sgust 2010)
identifies that infill developments, such as the proposed project reduce vehicle miles traveled which reduces fuel
consumption. Infill projects such as the pased project would have an improved location efficiency.

33 California Air Pollution Control Officers AssociatiBEQA & Climate Change: Evaluating and Addressing Greenhouse Gas
Emissions from Projects Subject to the California Environmental QualiB0B8t

3% California Governor's OCHQAa@m Clonate Chargen Addnesging Clinthte Rrarsge ahroagh ,
California Environmental Quality Act (CEQA) Review Technical Ad¥iswey2008; South Coast Air Quality Management
District, Draft Quidance Document Interim CEQA Greenhouse Gas (GHG) Significance Thré&stiolekr 2008Center for
Biological Diversity v. National Highway Traffic Safety Administra®i®8@ F.3d 1172, 1298217 [9th Cir. 2008].
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drawn because CEQA directs the City to terminate the analysis after it reaches the point of becoming too
speculative to analyze.

Mitigation Program
Standard Conditions and Requirements

{1/ DI D mPwviorto issiance of building permits, the Property Owner/Developer shall be required to
demonstrate to the Planning Department, Building Division that building plans meet the
applicable Title 24 Energy Efficiency Standards for Residential and Nonresidential
Buildings(California Code of RegulatiofSCR]Title 24, Part 6). These standards are
updated, rormally every three years, to incorporate improved energy efficiency
technologies and methods.

{1/ DI D rmPiorto issuance of building permits, the Property Owner/Developer shall be reguired
demonstrate to the Planningiisionand Building Diision that building plans meehe
applicable California Green Building Standards (CalGreen) Code (24)CCR

Mitigation Measures

No mitigation is required.
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4.9 Hazards and Hazardous Materials

This section provides a discussion of existing conditions, potential im@actanitigation measures to
avoid or minimize the significance of such impacts related #afds and hazardous materials as a result
of the implementation of theproject. Information in this section is based on tRbase | Environmental
Site Assessment RepdESA) prepared bgitadel Environmental Services, Inc. @Qthe report is
includedin Appendi® of this Initial Study.

To supplement théhase | ESA, Kimielprn conducted a regulatory database search of the Department
of Toxic Substances Cont(@TSCIEnvirostor website (http://www.envirostor.dtsc.ca.gov/public/) and
the State Water Reources Control Boardggeotrackerwebsite (http:/geotracker.waterboards.ca.gov/).
The database search was performed to identify potential new hazardous matgiglated facilities on

or nearthe project site.

Requlatory Setting

The management of hazawds materials is regulated by variciggleral, State, and local agencies. Federal
and State agencies include theS EPAUnited StatedDepartment of Transportation (DOT), California
Environmental Protection Agency (Cal EPA), DTSC, California State R&¥sderces Control Board
(SWRCB)Regional Water Quality Control Boar@WQCB and the California Highway Patrol. Local
agencies include th®range CountyFire Authority (OCFA)which regulates hazardous materials use,
storage, and disposal within the City

Existing Site Conditions

The project site is currently undevelopadd contains a mix of native and ornamental plant specibése
boundaries of the project site slopes towards the center, forming a depressed area. A horizontal pipe was
observed during ise reconnaissance protruding out of a sloped arBancingwas observed near the
northern portion of the site No equipment was observed at the site.

Based on historical records, the shias been undeveloped since at least 1938. By 183&1 Road was
constructed connecting to MacArthur Boulevardnd adjacent building to the easind suface parking

lot are developed by 197 Properties west of MacArthur Boulevard are built out by 1989. By 2005, Ford
Road no longer connects to MacArthur Boulevard asmthinates sath of the site whileBonita Canyon
Sports Park develos®outh of the project site.

During site reconnaissance, no aboveground or underground storage parsker sumpswere observed.
No hazardous materialssed for janitorial and buildingnaintenance purposes were detected. Since there
are no structures on site, a survey fasbestoscontainingbuilding materialsand lead paintwas not
requested.No sources of Polychlorinated Biphenf##CB) were observed on the site.

Threshold(a) Would the project create a significant hazard to the public or the environment through
the routine transport, use, or disposal of hazardous materials?

Less Than Significant Impaé&xposure of the public or the environment to hazardous materials can occur
through transportation accidents; environmentally unsound disposal methods; improper handling of
hazardous materials or hazardous wastes (particularly by untrained personnel); and/or emergencies, such
as explosions or fires. The severity of these potential efferetries by type of activity, concentration
and/or type of hazardous materials or wastes, and proximity to sensitive receptors.
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Project constructioris not anticipated to involvéhe transport, use, creation or disposal of hazardous
materials.Small quanties of potentially hazardous substances such as gasoline, diesel fuel, lubricants for
machines, and other petrolewbased products would be used osite. Should anyunknown
contaminated soils or other hazardous materials be discovered and be removethieqrmject site, the
soils/material can be transported only by a licensed hazardous waste hauler in covered containment
devices in compliance with all applical@leunty,State and federal requirements.

The projectwould not emit hazardous emissions ovaive hazardous or acutely hazardous materials,
substances, or waste. However, the proposed project could involve the use of materials associated with
routine maintenance of the property, such as janitorial supplies for cleaning purposes and/or herbicides
and pesticides for landscapin@n the local level, th© CFAoutinely provides inspections to ensure the

safe storage, management, and disposal of any hazardous materials in accordance Veittethk State,

and local regulations. Impacts associatednwtite transport, use, or disposal of hazardous materials would

be less than significant.

Threshold(b) Would the project create a significant hazard to the public or the environment through
reasonably foreseeable upset and accident conditions involving thelease of
hazardous materials into the environment?

Less Than Significant Impadthe project site is not lied on any databases and there are knownuses
that would cause environmental hazards on the project $ite historical releases of petroleupnoducts
from a leaking underground storage taikJSThave occurred within 0.25 mile of the site.

According to Geotrackethe Ford Aerospace Corporation, approximately-mile west of theproject site
islisted as a LUST cleanup site. However, rentiediaccurred,and levels of contaminants were below
thresholds that pose a risk to human health.1997, the Orange County Health Care Agd@syHCA)
granted soil closure, with residual contamination left in place at concentrations that conformed with
standards for the protection of human health at that timEhis soil closure allowed the property to be
rezoned for residential us®etween 2001 and 2012, actions at the site included remediation and limited
soil gas assessment which determined that heekks were not present.

In 2014, the L& EPA updated the safe exposure levels of trichloroethylene (TCE) for commercial and
residential properties, prompting theSan Francisco BaRegional Water Board tapdate their
Environmenth Screening Levels (ESLhe Santa An&WQCBelied on the ESL to evaluate risk from
impact soil, soil gas, and groundwatém.2017,Ford Aerospace Corporatigubmitted new models to
evaluatet he site’s historical data and c¢ o mpgssasmentt he
activities at the former facility are ongoing, specifically installation and sampling of soil gas probes and
indoor air sampling of commercial and residential propertiéhe project site is not within the
investigation boundary for the former FoAkronutronics Facility Based on the most recent findings from

the Santa Ana RWQCB (Febru2tyg 9, the project sitds not within the indoor air sampling ardar the

former Ford Aeronutronis property, andnew screening levels do not have the abilityitopact the
project site

The storage, use, handling, and disposal of any hazardous materials (such as paints and solvents) that
might be stored on the site during construction are addressed by federal, State, and local laws, regulations
and programs that gvern the use, transport and/or disposal of hazardous materials. Compliance with
local, State and federal laws and regulations would reduce the risk of hazardous material incidents to a
less than significant impact. Therefore, the project would not creasggnificant hazard to the public or
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to the environment through reasonably foreseeable upset and accident conditions involving the release
of hazardous materials into the environment.

The proposed project would not be a generator of or facilitate the gatien of hazardous material$he
proposed project could involve the transport and use of materials associated with routine maintenance
of residential developmentssuch as janitoriabuppliesfor cleaning purposes and/or herbicides and
pesticides for ladscapingHowever, he types and quantities of materials to be used and stored on site
would not be of a significant quantity to createeasonaby foreseeable upset or acciderffurthermore,
although the Ford Aeronutronsproperty is currently undergoig assessment activitiedye project site

is not within the investigation boundary for the formfcility. Operation of the proposed project would

not create a significant hazard to the public or the environment through the routine transport, use, or
disposal of hazardous materials and impacts would be less than significant.

Threshold(c) Would the project emit hazardous emissions or handle hazardous or acutely hazardous
materials, substances, or waste within orguarter mile of an existing or proposed
school?

Less Than Significant Impa®o other schools are within 0.25 mile of the project sithke nearest school

is Andersen Elementary Schoat 1900 Port Seabourne Wagpproximately0.5 mile southeastof the
project site.Theproject does not propose gnuses which could potentially generate hazardous materials
in significant quantities that would have an impact to surrounding schools. As suchvibalé be no
significant impact.

Threshold(d) Would theprojectbe located on a site which is included @nlist of hazardous materials
sites compiled pursuant to Government Code Section 65962.5 and, as a result, would
create a significant hazard to the public or the environment?

No Impact.The project site does not include any sites identified on a hazamsiteibst compiled pursuant
to California Government Code Section 6596218.addition, a Phase | ESA was prepared foptbgect,

No evidence of recognized environmental concerns (as defined by ASTM Practice5)1%28 found
on the project siteKimley-Horn reviewed information from th®TSC Envirostor website ittentify any
releases of regulated substances or petroleum products that occurred on or near the projednsite
addition to the Geotracker database search conducted as part of the PhaS&AThere were no new
cases associated with facilities on or proximate to the project Bitesignificant adverse impacts would
result with implementation of the project.

Threshold(e) For aprojectlocated within an airport land use plan or, where suehplan has not been
adopted, within two miles of a public airport or public use airport, would thgroject
result in a safety hazardr excessive noise fgpeople residing or working in the project
area?

No Impact.The project site is approximateB6 miles southeastof John Wayne Airporit is not near a

private airstrip.TheAirport Land Use Commission of Orange Coud_UCAirport Environs Land Use

Plan for John Wayne AirpofRELUP, amended April 17, 2008) is a land use compatibility plan that is
intended to protect the public from adverse effects of aircraft noise; to ensure the people and facilities

are not concentrated in areas susceptible to aircraft accidents; and to ensure that no structures or
activities adversely affect navigable spacee ABLUP dent i fi es standards for dev

35 California, State of, Department odfic Substances Control, DTSC's Hazardous Waste and Substances Site Oanup
(Cortese List). Available at: http://www.dtsc.ca.gov/SiteCleanup/Cortese_List.cfm. Accessed: November 12, 2018.
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planning area based on noise contours, accident potential zone, and building heights and identifies safety
and compatibility zones that depict which land uses are acceptable and unacceptaht@ims portions

of AELUP Safety Zones 1 through 6. ALUC is an agency authorized under State law to assist local agencies
in ensuring compatible land uses near airports. Primary areas of concern for ALUC are noise, safety
hazards, and airport operationaidtegrity.

ALUCs are not implementing agencies in the manner of local governments, nor do they issue permits for
a project such as those required by local governments. However, pursuant to California Public Utilities
Code Section 21676, local governments eequired to submit all general plan amendments and zone
changes that occur in the ALUC planning areas for consistency review by the ALUC. If such an amendment
or change is deemed inconsistent with the ALUC plan, a local government may override thiegislo@

by a twothirds vote of its governing body, if it makes specific findings that the proposed action is

consistent with the purposes stated in Section 21
health, safety, and welfare by ensogi the orderly expansion of airports and the adoption of land use
measures that minimize the public’s exposure to e

airports to the extent that these areas are not already devoted to incompatible uEbeerefore, #hough

the project site is outside the Safety Zones, ALUC review is requirdde AL UC’ s consi
determination for theproject must occur prior to the Newport Beach City Council taking action on this
project.

The project site is withithe planning area falohn Wayne AirporiThe project site is outside of the Safety

Zones identified in théELURor both noise and obstructions&i gur e S5 of the City' s
Element,John Wayne AirporClear Zone/Runway Protection Zone afdcident Potential Zoneslso

shows thatthe project site ioutside of a Safety Zon&he proposed project is a residential development
bordered by roadways, a park, and existing sidghaily and multifamily residencesNew residents of

the project woud not be exposed to excessive noise levels from the airport; the project site is outside of

the 60 CNEL contour for John Wayne Airport (AELUC, 2008).

Theproject siteis in the Federal Aviation Regulation (FAR) Part 77 Notification AlehmmiNVayne Aimrt,

as identified in the AELUP féwhn Wayne AirporPer FARart 77, Section 77.13(a), notice to the Federal

Aviation Administration (FAA) is required for any proposed structure more than 200 feet above the ground

level of its site. Notices to the FAAr ovi de a basi s for evaluating a
operational procedures and air navigation. Coinciding with the FAA regulation, the ALUC also requires
notification of all such proposalg.he proposed condominium building would exceed 37 fedtove

ground levelnd therefore notification is not applicable

Because the project is outside of a Safety Zavmuld not expose residents to excessive airport noise,
and would be proximate to existing residenctg proposed project would not resulh ia safety hazard
for people working or residing at the project site. Ngpacts would occuand no mitigation is required.

Threshold(f) Would the project impair implementation of or physically interfere with an adopted
emergency response plan or emerganevacuation plan?

Less Than Significant Impadthe proposed project would not have a significant impact on emergency
response plans or emergency evacuation plakscording to the City of Newport Beach, MacArthur
Boulevardservesas an emergency evacua route fortsunamirelated hazardsTheproject would not
interfere evacuation routs during construction or operatiortherefore, impacts would be less than
significant and no mitigation is required.
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Threshold(g) Would the project expose people or suictures either directly or indirectly,to a
significant risk of loss, injury or death involving wildland fires?

No Impact.The California Department of Forestry and Fire Protection (CAL FIRE) has mapped fire threat
potential throughout Californi&. CAL RE ranks fire threats based on the availability of fuel and the
likelihood of an area burning (based on topography, fire history, and climate). The rankings include no fire
threat, moderate, high, and very high fire threat$ie project site is not withian identified State or Local

fire hazard areaThe project would not expose people or structures to a risk of loss, injury or death
involving wildland fires. The site is in a developed urban area and it is not adjacemdarany wildland
areas.See Setion 4.2Q Wildfire, for more discussion on thtepic. Therefore, no impact would occur and

no mitigation is required.

Cumulative Impacts

The incremental effects of the proposed project related to hazards and hazardous materials, if any, are
anticipatedto be minimal, and any effects would be sg@pecific. Thereforethe proposed project would

not result in incremental effects to hazards or hazardous materials that could be compounded or
increased when considered together with similar effects from otpast, present, and reasonably
foreseeable probable future projects. The proposed project would not result in cumulatively considerable
impacts to or from hazards or hazardous materials.

Mitigation Program
Standard Conditions and Mitigation Measures

No stardard conditions or mitigation measures are applicable to the project.

36 CAL FIRE, http://frap.fire.ca.gov/webdata/maps/statée/fhszl06_1_map.pdf, accessed on November 12, 2018.
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4.10 Hydrology and Water Quality

A PreliminaryWater Quality Management Plan (WQMMas prepared bysomasn January 2019The
reportis summarized below argrovidedin AppendixEof thisInitial Study

Threshold(a) Would theprojectviolate any water quality standards or waste discharge requirements
or otherwise substantially degrade surface ground waterquality?

Less Than §nificant Impact Project impacts related to water qualigould occur over three different
periods:

A During the earthwork and construction phase, where the potential for erosion, siltation, and
sedimentation would be the greatest;

A Following construction, before the establishment of ground cover, when the erositanal
may remain relatively high; and

A After project completion, when impacts related to sedimentation would decrease markedly but
those associated with urban runoff would increase.

Urban runoff, both dry and wet weather, discharges into storm draind,iarmost cases, flows directly

to creeks, riverslakes, and the ocean. Polluted runoff can have harmful effects on drinking water,
recreational water, and wildlife. Urban runoff pollution includes a wide array of environmesttaim

water characteristis depend on site conditions (e.g., land use, impervious cover, and pollution prevention
practices), rain events (duration, amount of rainfall, intensity, and time between events), soil type and
particle sizes, the amount of vehicular traffic, and atmospheleposition. Major pollutants typically
found in runoff from urban areas include sediments, nutrients, oxydEmanding substances, heavy
metals, petroleum hydrocarbons, pathogens, and bacteria. Most udianm water discharges are
considered norpoint sources.

Runoff from the project site ultimately drains into Bonita Canyon Creek ChéBoeita Channel OCFD
FO04) which confluences into the San Diego Creek Chaihel.San Diego Channel eventually flows into
upper NewportBayand ultimately dischargesto the Pacific Oceaff.otal Maximum Daily Loads (TMDLS)
have been established for the local channels by the Santa Ana Regional RWIDCB for Bonita Canyon
Creek Channel include Chlorpyrifos and Diazinon while TDMLs for San Diego Creek Channeegatlude
Coliform, Nutrients, PesticideSedimentatio#Siltation, Selenium, and Toxaphene.

Construction

Shortterm impacts related to water qualityan occur during the earthwork and construction phase
when the potential for erosion, siltation, and sedintetion would be the greatest. Additionally, impacts
could occur prior to the establishment of ground cover, when the erosion potential may remain relatively
high. Construction of the proposed project has the potential to produce typical pollutants, such as
nutrients, heavy metals, pesticides and herbicides, and chemicals related to construction and cleaning,
waste materials, including wash water, paints, wood, paper, concrete, food container, sanitary wastes,
fuel, and lubricants. Impacts tstorm water qudlity could occur from construction, and associated
earthmoving, and increased pollutant loading.

The proposed project would disturb more than one acre of land surface and would therefore be required
to obtain coverage under thePDEStorm water program.CGonstruction activities would be required to
comply with aSWPPRonsistent with the General Permit for Stormwater Discharge Associated with
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Construction Activity (Construction Activity General Permit). To obtain coveragappieantis required

to submt a Notice of Intent (NOI) prior to construction activities and develop and implement a SWPPP
and monitoring plan. The SWPPP identifies erosmmtrol and sedimentontrol BMPs that would meet

or exceed measures required by the Construction Activity G#nBermit to control potential
constructionrelated pollutants. Erosicnontrol BMPs are designed to prevent erosion, whereas sediment
controls are designed to trap sediment once it has been mobilized.

Additionally, the project would be required to complyith Newport BeachMunicipal Codeg(NBMC)
14.36.040 which requires compliance with tf@range County Drainage Area Management AlskiP

and any conditions and requirements established by the City in order to meet federal and State water
quality requirenents related tostorm waterrunoff. The DAMP reduces the pollution contentsibrm
water to the Maximum Extent Practicable (MEP). The purpose of the Orange County DAMP is to satisfy
NPDES permit conditions for creating and implementing a Storm Water Mareag Plan to reduce
pollutant discharges to the MEP. The DAMP contains guidelines on structural and nonstructural BMPs for
meeting the NPDES goalfiese requirements would ensure that potential project impacts related to soil
erosion, siltation, and sedlientation remain lesghan significant and avoid violation to any water quality
standards or waste discharge requirements.

Operations

The site igurrentlyapproximately24 percent inpervious.In the postdevelopment conditionthe project
site would be aproximately69 percent impervious, with the remainir& percent consisting gbervious
landscapin@reas

Thesite has existing stan drain facility located on the adjacent property to thertheast This existing
storm drain generally flowsorthly into larger storm drain pipes and channélsfore discharging into the
San Diego Creek Channel approximately a mile north of the site.

The proposed drainage pattern is similar to the existing condition, except the proposed site wseuld
infiltration BMPsWater would drain via roof downspouts, vegetated swales, and concrete gutters toward
the BMPs and infiltrate into the native soil approximately 3 feet below the finished grade. These
biotreatment BMPs would consist of ar&h layer of mulch and loosely congted sandy loam soil media
approximately 3é@nches.Heavy flows would discharge to the histdidgv pointon site before following

the existing drainage pattern and discharging to the northeast towards the existing storm drain system.

Hydromodification réers to changes in the magnitude and frequency of stream flows and its associated
sediment load due to urbanization or other changes in the watershed land use and hydrology and the
resulting impacts on receiving channels, such as erosion, sedimentatdpptantiald e gr adat i on of
stream habitat. Due to the increase of impervious surfaces, from B89 percent, runoff from the project

site wouldincrease.However, acording to the WQMPtotal BMP storage volume for the proposed

project is 3,959 CF witicsatisfies the required storage volume to handle the rurédiither, there are no
Environmentally Sensitive Areas or Areas of Special Biological Significance within the project site or in the
project vicinity.

All new development is required to complhyjitiv existing water quality standards and waste discharge
regulations set forth by the State Water Quality Control Board (SWQCB). The proposed project would
comply with these regulationg.he proposed project would comply with these regulatibgsestrictng

dumping of any waste into drainage facilities or vehicle washing or maintenance outside designated areas.
Further,he project’s BMP are desi ganddould ootimmease runefit er g
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volumes offsite Additionally, the final WQMRould have to be approved by the City prior to the issuance
of a grading permit. Waste discharges are to be connected to the public wastewater system. Therefore,
the project would not violate any water quality standards or waste discharge requirements.

Threshold(b) Would the project substantially decrease groundwater supplies or interfere
substantially with groundwater recharge such th#te project may impede sustainable
groundwater management of the basin?

Less Than Significant Impadihe Cityworks wth three different agencies for water supply: Metropolitan

Water District of Southern California (MWD), Municipal Water District of Orange County (MWDOC), and
Orange County Water District (OCWD). The sources of imported water supplies include the QRikeado

and the State Water Project provided by MWD and delivered through MWD®G: Ci ty’' s mai n s
water supply is groundwater from the Lower Santa Ana River Groundwater Basimpoded water

from MWDthrough MWDOCCurrently, the City relies orD7ercent groundwater, 27 percent imported

water, and 3 percent recycled watét.

The project site sits over the Orange County Grousier Basin.The Preliminary Water Quality
Management Plan (WQMP) prepared for the project notes that groundwaternd beexpected to be
encountered a0 feet below ground surfacéds previously addressedp-site improvementsas well as
landscape areas would alldfer infiltration and retention.As addressed above, water would flow from
roof downspouts, vegetated swales,chnoncrete gutters toward the BMPs and infiltrate into the native
soil approximatelfthree feet below the finished gradddeavy flows would discharge to the historic low
point onsite before following the existing drainage pattern and discharging to téheast towards the
existing storm drain systeimt Bonita Channel OCFD F8#hough the project would increase tla@eaof
on-site impervious surfaces, the proposwithther ai nag
proposed BMPsTherefore, theproject would not significantly impact local groundwater recharge.
Impacts would be less thasignificant,and no mitigation is required.

Threshold(c.i.) Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or rivew through the
addition of impervious surfacedn a manner which would result in substantial erosion
or siltation on- or off-site?

Threshold(c.ii.)Would the project substantially alter the existingdrainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the
addition of impervious surfaces, in a manner which would substantially increase the
rate or amount of surface runoff in a manner whickould result in flooding on or off-
site?

Less Than Significant Impacthe proposed project would not result in a significant change to the
drainage pattern of the site. The project would not involve the alteration of the course of a stream or
river. Water would drain via roof downspouts, vegetated swales, @odicrete gutters toward six
biotreatment BMP&nd infiltrate into the native soil approximately 3 feet below the finished grade. These
biotreatment BMPs would consist of air&h layer of mulch an@pproximately 3énches ofloosely
compacted sandy loam sailedia are located throughout the project sitéleavy flows would discharge

to the historic lowpoint on site before following the existing drainage pattern and discharging to the

37 Arcadis2015 Urban Water Management Plan City of Newport Bedche 2016.
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northeast towads the existing ston drain system at Bonita Channel OCFD Ro4looding would occur
on site Impacts would be less thaignificant.

Threshold(c.iii.) Would the project substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river or through the
addition of impervious surfaces, in a manner which wouttkate or contribute runoff
water which would exceed the capacity of existing or plannetbrm water drainage
systems or providesubstantial additional sources of polluted runoff?

Less Than Signiaat Impact The City is primarilpuilt out and contains an existirggjorm waterdrainage
system.Runoff from the project site would be discharged into existing storm drain facilitiesamount

of runoff for the project would baimilar toexisting condition$rom 3,595 to 3,614 CF, a 19 CF change or
0.5 percent increaseTherefore, he project is consistent with the capacity of the existing storm drain
system in the CityDuring constuction, the construction plans would be reviewed along with supporting
hydrology reports and calculations and the project would be required to comply with NPDES
requirements The project would comply tdBMQChapterl4.36.04Q0 ensure that any potentiahipacts
associated with runoff and water quality during grading and construction would be reduced to a less than
significantlevel Thereforejmpacts would be less than significant.

Thresholdc.iv) Would the project substantially alter the existing draiage pattern of the site or area,
including through the alteration of the course of a stream or river or through the
addition of impervious surfaces, in a manner whiskould impede or redirect flood
flows?

No Impact. The project site is not located withiteé 108yearhazard flood zone are&ased onhe Flood
Insurance Rate Map (FIRMH059C0288J, the project site is witdione X, 0.2 percent change flood; areas
with 1.0 percent annual change flood with average depths of less than 1 foot or with draireageless
than 1 square mile; or areas protected by levees from the 1.0 percent annual change of ffamther,

the project is designed taise infiltration BMPs Runoffwould be slightly higher than thexisting
conditions 8,595 to 3,614 Qmbut the exsting storm drain system has the capacity to accommodate this
increase The project site is not subject to flooding and would not impede or redirect flood flb\s
impacts would occuand no mitigation is required

Threshold(d) In flood hazard,tsunami, or seiche zones, would theproject risk the release of
pollutants due toprojectinundation?

NolmpactAccording to the City',theLpaoalj elddazasridse Mist ingpa
coastal area antsapproximately2.2 miles from théaific Gcean. The project site is not within a tsunami
inundation area?® Further, the project site is not within the Bonita Canyon Reservoir or San Joaquin
Reservoir inundatio aread’ no release of pollutants due to inundation would be expected. The grojec

is a residential development project and would invothe use of materials associated with routine
maintenance of the property, such as janitorial supplies for cleaning purposes and/or herbicides and

38 FEMA. Flood Insurance Rate Map 06059C0277J. https://msc.fema.gov/portal#, accessed November 20, 2018.

39 City of NewporBeach, Tsunami Inundation Map, Available at:
https://www.newportbeachca.gov/home/showdocument?id=58854ccessed March 4, 2019.

40 City of Newport Beach, Local Hazard Mitigation Plan Update 2016, Available at:
ftp://Inewportbeachca.gov/ILHMP/NB_DMP_Comm@epdf.pdf. Accessed November 20, 2018.
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pesticides for landscaping. The project is not withftood hazard, tsunami, or seiche zone and would not
risk the release of pollutant®o impacts would occur and no mitigation is required.

Threshold (e) Would the project conflict with or obstruct implementation of a water quality control
plan or sustaimble groundwater management plan?

Less Than Significant Impaets discussed under threshold a), the proposed project would comply with
water quality standards and provisionis.2014, the California Sustainable Groundwater Management Act
(SGMA) was passegavhich provides authority for agencies to develop and implement groundwater
sustainability plans (GSP) or alternative plans that demonstrate the water basins are being managed
sustainably’!

Groundwater levels are managed within a safe basin operatingeratm protect the longerm
sustainability of the OC Basin and to protect against land subsidence. OCWD regulates groundwater levels
in the OC Basin by regulating the annual amount of pumping, on lpasduction percentage (BBR)he

City of Newport Beachumps groundwater through its four wells, with pumping limitations set by the
BPP and the pumping capacity of the wells. In 2015, the City pumped 11,203 AF of grourféhogeted
groundwater supplies are expected to reach 11,881 AF by 2042015, atual water consumption was

176 gallons per capita per déypcd. The project is expected to generate 47 new residents, which would
generate approximatel,272gpcd or 9.27 AFayeal,he pr oject’' s water demand,
groundwater resource, would represent 0.08 percent of the total groundwater supply in 2015.
Furthermore, the City would continue to comply with SBxRequirements, which aim to reduce urban
water usage by 20 percent by 2020. Compliance with the BPP allowance set by OC\8Bxa@nd
reduction targets would reduce any projeclated impacts on sustainable groundwater management
plans. Impacts are less thaignificantand no mitigation is required.

Cumulative Impacts

Buildout of the proposed project, in combination with pee$ and reasonably foreseeable future
development that would occur within the watershed, would involve construction activities, new
development from which runoff would discharge into waterways, potential increasesiorm water
runoff from new impervioussurfaces, and a potential reduction in groundwater recharge areas.
Construction of new development within the watershed could result in the erosion of soil, thereby
cumulatively impacting water quality within the watershed. In addition, the increase irrimgable
surfaces and more intensive land uses within the watershed resulting from fdawelopment may also
adversely affect water quality by increasing the amountstifrm water runoff and common urban
contaminants entering the storm drain system. Hawwe new development would be required to comply
with existing regulations regarding construction and operational practices that minimize risks of erosion
and runoff. Compliance with requirements would minimize degradation of water quality at individual
construction sites. As such, no significant cumulative impacts are anticipated.

Mitigation Program
Standard Conditions and Requirements

{/ 1, 5 mPvior to issuance of any grading or building permit, and as part of the future
devel opment’ s compliance with the National

41 State Water Resources Control Board. Sustainable Groundwater Management Act (SGMA).
https://www.waterboards.ca.gov/water_issues/programs/gmp/sgma.html. Accessed January 16, 2019.
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(NPDES) requirements, a Notice of Intent shall be prepared and submitted to the Santa

Ana Regional Water Quality Control Board (RWQCB) providing notification and intent to
comply with the State of California General Construction Perriiithe Stormwater

Pollution Prevention Plan (SWPPP) shall be reviewed and approved by the Director of
Enginering for water quality construction activities on site. A copy of the SWPPP shall be
available and implemented at the construction site at all times. The SWPPP shall outline

the source control and/or treatment control Best Management Practices (BMPsptd a

or mitigate runof f poll utants at t he con
practicable.” Al l recommendations in the ¢
preparation, grading, and construction. The applicant shall comply with each of the
recommendtions detailed in the Study, and other such measure(s) as the City deems
necessary to mitigate potentigstorm waterrunoff impacts.

{1 1 , 5 mhuiorto issuance of a grading permit, the applicant shall prepare, to the satisfaction of the
Director of Engineering, a Water Quality Management Plan (WQMP), which includes post
constructionBest Management Practices (BMPs) that would be impieatas part of
the project, in accordance with the Orange County Drainage Area Management Plan
(DAMP), and thé&lewport Beach Municipal Codghapterl4.36Water Quality. All BMPs
of the WQMP shall be implemented during the operation phase. The applicafit sh
comply with the BMPs detailed in the WQMP, and other measures as the City deems
necessary.

Mitigation Measures

No mitigation is required.
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4.11 Land Use and Planning
Threshold (a) Would the project physically divide an established community?

No Impact.Parcel 1 is primarily undeveloped but also includes the surface parking for the AT&T Switch
Station.The site is generally bordered by Bonita Canyon Drive to the north; the City of Newport Beach
Bonita Canyon Sports Park and parking lot to the south and WestAT&T Switch Station to the east;

and MacArthur Boulevard to the west of the Sports Patle proposed project would allow for a-Bihit
residential condominium development with subterranean parking and indoor and outdoor amenities. No
residential commnities would be displaced, and no new roads are proposed as part of the project. The
proposed project would not divide nearby residential communities located southeast of the project site.
Therefore, no impacts would occur and no mitigation is required.

Threshold (b) Would the Project cause a significant environmental impact due to a conflict with any
land use plan, policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect?

Less Than Significant Impacthe General Ptaland use designation and zoning district for the site is
Public Facilities (PFAs a part of the proposed project, the zoning designation would be changed te Multi
Unit Residential (RM). Assuming approval of the General Plan amendment and zone diapggosed
project would not conflict with applicable plans, policies, or regulations.

General Plan Land Use Element

GP Goal L4 A unique residential community with diverse coastal and upland neighborhoods,
which values its colorful past, high quality Ide, and community bonds, and
balances the needs of residents, businesses, and visitors through the recognition
that Newport Beach is primarily a residential community.

Consistency Analysis: The proposed projecis consistent with GP Goal L) The prgosed project
would introduce a new type of housing proxam to existing multifamily
residential development to the north and wesdnd singlefamily residential
developments to the southeastThe project is consistent with the overall
residential charater in the area and offers shared and private amenities that
promote high quality livingincluding but not limited to aswimming pool, pool
room, spa, courtyardas well agrivate patios andbalconies Additionally, the
site is adjacent t@onita Canyoisports Park.

GP Policy LU 1.1 Unique EnvironmentMaintain and enhance the beneficial and unique character
of the different neighborhoods, business districts, and harbor that together
identify Newport Beach. Locate and design development to reflect Newpor
Beach's topography, architectur al di ver

Consistency Analysis: The projectis consistent with Policy LU-1. The proposed project would be
consistent with the surrounding residential land uses but would offer different
and unique deign elements. Theroject would have contemporary, articulated
facades with mix of composite board siding, cedar shingles, wood sidings and
wood columns. The roof would be shingled. The residential units at the west and
south corners of the building woulge within a nautical themed tower element
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which is a part of the condominium buildinghe design elements and color
palette ties to the nautical and seaside themes found throughout the City.

GP Policy LU 1.2 Citywide Identity. While recognizing the quéks that uniquely define its
neighborhoods and districts, promote the identity of the entire City that
differentiates it as a special place within the Southern California region.

Consistency Analysis: The proposed project is consistent with this Gené&taln policy. Exhibits 4A and
4B depict the building elevations and Exhibits 9A through 9E are visual simulations
of the project. The Initial Study Project Description notes that project would have
contemporary, articulated facades wighneutral color paltte featuring gray, tan,
beige, and white toned he residential units at the west and south corners of the
building would be within a nautical themed tower element which is a part of the
condominium building. The preorgselential s des.i
land uses in the surrounding area but offers distinguishing features suttte as
nautical elements The overall design incorporatésaturest i ed t o t he Ci
identity. The proposed project is consistent with Policy LU 1.2.

GP Goal L2 A lving, active, and diverse environment that complements all lifestyles and
enhances neighborhoods, without compromising the valued resources that make
Newport Beach unique. It contains a diversity of uses that support the needs of
residents, sustain and @ance the economy, provide job opportunities, serve
visitors that enjoy the City’s diverse
important environmental setting, resources, and quality of life.

Consistency Analysis: The proposed project is consistenttwviGP Goal L-d. The proposed project
would offer an additionalhousing opportuniy for current and future residents of
the City. The project is near major employment centérsluding Newport
Center, shopping and entertainment areas including Fashiomdsénd outdoor
recreational areas including beaches and the Upper Newport Bay Nature Preserve
and Ecological Reserve (Back Bae proposed project offers both indoor and
outdoor amenitiesand isadjacent to the Bonita Canyon Sports Park. The Initial
Study concludes that all environmental impactan be mitigated to dess than
significantlevel

GP Policy LU 3.2 Growth and ChangeEnhance existing neighborhoods, districts, and corridors,
allowing for reuse and infill with uses that are complementarytype, form,
scale, and character. Changes in use and/or density/intensity should be
considered only in those areas that are economically underperforming, are
necessary t o accommodat e Newport Beach
population growth, improvethe relationship and reduce commuting distance
between home and jobs, or enhance the values that distinguish Newport Beach
as a special place to live for its residents. The scale of growth and new
development shall be coordinated with the provision of gdate infrastructure
and public services, including standards for acceptable traffic level of service.

Consistency Analysis: Therefore, the proposed projeds consistent with Policy LU 3.Zhe proposed
project would introduce a residential land use ta andeveloped site that is
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proximate to existing mukiamily and singldamily residential developments to

the north and southeast, respectively. The building design and materials are
complementary in type, form, scale, and character with the existingbeading

land uses. The development of 21 units would further help the City achieve its
regional housing needs, per the General Plan Housing Element. As demonstrated
in the analyses set forth in this Initial Study, the project would be served by
adequate mfrastructure and public services and would not result in adverse
impacts to traffic.

GP Policy LU 3.8 Project Entittement Review with Airport Land Use Commissidrefer the
adoption or amendment of the General Plan, Zoning Code, specific plans, and
Planred Community development plans for land within the John Wayne Airport
planning area, as established in the JWA Airport Environs Land Us@&PBLausy
to the Airport Land Use Commission (ALUC) for Orange County for review, as
required by Section 21676 die California Public Utilities Code. In addition, refer
all development projects that include buildings with a height greater than 200
feet above ground level to the ALUC for review.

Consistency Analysis: The project is considered consistent with Policy3l8) The pr oj ect ' s con
with the Airport Land Use Comimporssi on ¢
Environs Land Use Plan for John Wayne Aifp&tLUP, amended April 17, 2008)
is addressed in 4.9, Hazards and Hazardous Materials, of this Initial. Study
Pursuant to California Public Utilities Code Section 21676, local governments are
required to submit all general plan amendments and zone changes that occur in
the ALUC planning areas for consistency review by the ALlhdCproject site is
within the plaaning area for John Wayne Airport botside of the Safety Zones
identified in the AELUP for both noise and obstructionfhe proposed
condominium building would not exceed 37 feet above ground Jdtel project
site is outside of the 60 CNEL contourJohn Wayne Airport (AELUC, 2008).

GP Policy LU 4.2 Prohibition of New Residential SubdivisionsProhibit new residential
subdivisions that would result in additional dwelling units unless authorized by an
amendment of the General Plan (GPA). Lots thatehbeen legally merged
through the Subdivision Map Act and City Subdivision Code approvals are exempt
from the GPA requirements and may besebdivided to the original underlying
legal lots. This policy is applicable to all Single Unit, Two Unit, and-Whitt
Residential land use categories.

Consistency Analysis: The proposed project includes a General Plan Amendment to change the land use
designation from Public Facilities (PF) to Mulitit Residential (RM), which would
allow for the development of miti-family residential uses. The proposed project
would be consistent with or otherwise would not conflict with any policy of the
General Plan Land Use Element.

GP Policy LU 5.1.2 Compatible InterfacesRequire that the height of development in nonresidiaht
and higherdensity residential areas transition as it nears lowensity
residential areas to minimize conflicts at the interface between different types of
development.
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Consistency Analysis:

GP Policy LU 5.1.3

Consistency Analysis:

GP Policy LU 5.1.9

The project is consistent with Policy LU 5.1The proposel project would
introduce a new type of housing proximateexistingtwo- and threestory multi-
family residential development to the north and westnd one- and two-story
singlefamily residential developments to the southegsbuth of Ford Road}he
building design and materials are complementary in type, form, scale, and
character with the existing surrounding land ugéom Bonita Canyon Drive, the
on-sitegrade slopes up toward the first floor of the tvgbory elevation The two-
story northern elesationsteps up to a threestory elevationat street leveffacing
Ford Road.The proposed project incorporates design elements that help
transition the project between different residential areas. The project is
consistent with the overall character of therea and does not conflict with
different types of development.

Neighborhood Identification: Encourage and support the identification of
distinct residential neighborhoods

The proposed projecis consistent withPolicy LU 5.1.3The project includes
similar design features and color palettes shared with other residential
developments in the argaspecifically singlamily homes to the southeast and
multi-family units north of Bonita Canyon Drivéhe building feares two
nautical themed tower elements to create a distinct identity.

Character and Quality of MukFamily ResidentialRequire that multfamily
dwellings be designed to convey laghquality architectural character in
accordance wh the following principles (other than the Newport Center and
Airport Area, which are guided by Goals 6.14 and 6.15, respectively, specific to
those areas):

Building Elevations

Treatment of the elevations of buildings facing public streets and pedestaga
as the principal facades with respect to architectural treatment to achieve the
highest level of urban design and neighborhood quality

Architectural treatment of building elevations and modulation of mass to convey
the character of separate livingnits or clusters of living units, avoiding the
appearance of a singular building volume

Provide street and pathfacing elevations with highuality doors, windows,
moldings, metalwork, and finishes

Ground Floor Treatment

Where multifamily residentials developed on small parcels, such as the Balboa
Peninsula, the unit may be located directly along the sidewalk frontage and
entries should be setback or elevated to ensure adequate security (see ggge 3
of the General Plan Land Use Element).

Roof Design

Modulate roof profiles to reduce the apparent scale of large structures and to
provide visual interest and variety.
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Consistency Analysis:

GP Policy LU 5.6.1

Consistency Analysis:

GP Policy U 5.6.2

Consisency Analysis:

Parking
Design covered and enclosed parking areas to be integral with the architecture of
the residenti al uni t s’ architecture.

Open Spacand Amenity

Incorporate usable and functional private open space for each unit.

Incorporate common open space that creates a pleasant living environment with
opportunities for recreation.

The proposed project is consistent with ti@gneral Plan policy. Exhibits 4A and
4B depict the building elevations and Exhibits 9A through 9E are visual simulations
of the project. The Initial Study Project Description notes that project would have
contemporary, articulated facades with mix of cooste board siding, cedar
shingles, wood sidings and wood columns. From Bonita Canyon Drive, the grade
slopes up toward the first floor of the twstory elevation. The roof would be
shingled. The residential units at the west and south corners of theibgildould

be within a nautical themed tower element which is a part of the condominium
building. Bay windows would wrap around the upper portion of the tower.
Eyebrow window rooftop dormers are on the second and third floors. Overall, the
building has a ngtral color palette featuring gray, tan, beige, and white tones. All
parking would be provided in a subterranean structure underneath the
condominium building. The project exceeds City requirements for public and
private open space.andscaping areas areqvided throughout and around the
periphery of the site to enhance the overall character and design.

Compatible DevelopmentRequire that buildings and properties be designed to
ensure compatibility within and as interfaces betweengdiorhoods, districts,
and corridors.

The proposed project is consistent with this General Plan policy. The proposed
project includes similar design features and color palettes shared with other
residential developments in the areah@ building features two nautical themed
tower elements to create a distinct identity. Furthermore, there are existing
residential land uses north, south, and west of the project site. The proposed
project is compatible with the surrounding area and woblel consistent with
Policy LU 5.6.1.

Form and EnvironmentRequire that new and renovated buildings be designed
to avoid the use of styles, colors, and materials that unusually impact the design
character and quality of their location sln as abrupt changes in scale, building
form, architectural style, and the use of surface materials that raise local
temperatures, result in glare and excessive illumination of adjoining properties
and open spaces, or adversely modify wind patterns.

The projectis consistent with Policy LU 5.6.2he project design and materials
are complementary in type, form, scale, and character with the existing
surrounding land uses. The Initial Study Project Description notes that project
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would have contemporary, articulated facades with mix of composite board
siding, cedar shingles, wood sidings and wood columns. From Bonita Canyon
Drive, the grade slopes up toward the first floor of the tatory elevation. Glass

and other materials would not mailt in glare or illumination of adjoining
properties.

GP Policy .U 5.6.3 Ambient Lighting.Require that outdoor lighting be located and designed to
prevent spillover onto adjoining properties or significantly increase the overall
ambient illumination otheir location.

Consistency Analysis: The project is consistent with Policy LU 5.6.8e Project would include light
sources typically wused in multi-family r
lighting for security and wayfinding. The outdoor redieaal amenities and
landscaped areas on the site would have lighting to allow for nighttime use;
lighting for security; and landscape accent lighting. Although the proposed
project would introduce new sources of light, the surrounding area is already
illuminated. The project would be consistent with NBMC regarding outdoor
lighting standards and maintenance.

GP LWPolicy5.6.4 Conformance with the Natural Environmental SettindqRequire that sites be
planned and buildings designed in consideration of the prer t y’' s t opogr
landforms, drainage patterns, natural vegetation, and relationship to the Bay and
coastline, maintaining the environmental character that distinguishes Newport
Beach.

Consistency Analysis: The proposed project is consistent with Pplid) 5.6.4The project would require
removal of existing vegetation and grading activities. However, the site would
retain several trees around the site perimeterd provide additional landscaping
to limit views of the sitefrom Bonita Canyon Drive. Assdussed in the Initial
Study analysis, the project woulgseinfiltration BMPs and existing storm drain
infrastructure. The project would not impatite coastline or theBackBay.

GP LUWPolicy6.2.1 Residential SupplyAccommodate a diversity of resideatiunits that meets the
needs of Newport Beach’s popul ation an
accordance with the Land Use Plan’s des
design and development policies, and the adopted Housing Element.

Consistency Aalysis: The project would provide for 21 dwelling units; accordingly, the project would
be consistent with the General Plan Housing Element by assisting the City in
providing additional housing opportunities in the Ci#g encouraged by Housing
Element Gal H3.

GP LWPolicy6.2.3 Residential Affordability.Encourage the development of residential units that
are affordable for those employed in the City.

Consistency Analysis: The proposed project is consistent with Policy LU 6.ZI8% project would
increa the City’s housing i Aheepmwojecoboffers and s
an additionalhousing option in the City whictvould be affordableto some
current and potential City residents.The project would provideadditional

112 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

housing opportunities to thosemeployedin the City near many employment
centers As discussed above, the project would be consistent with the General
Plan Housing Element by assisting the City in meeting its housing needs, as
encouraged by Housing Element Goal H3.

GP Goal H Quality esidential development and preservation, conservation, and appropriate
redevelopment ohousing stock

Consistency Analysis: The proposed project is consistent with Housing Element GdalTHe project
would increase the Ci tegtincorpdrateshsgh qualityi nvent
design and would be consistent with the residential charaofethe area The
project would adhere to all applicabfate and local building standards.

Housing Element

GP H Policy H1.1:  Support all reasonable efforts to pewe, maintain, and improve availability and
quality of existing housing and residential neighborhoods, and ensure full
utilization of existing City housing resources for as long into the future as
physically and economically feasible.

Consistency Analysis The project is consistent with Policy HITThe pr oj ect woul d i ncr
housing stock and therefore improve the availability of housing in the City. The
project is located near existing residential neighborhoods and would continue to
maintain hgh quality housing options in the City.

GP Goal 2 A balanced residential community comprised of a variety of housing types,
designs, and opportunities for all social and economic segments.

Consistency Analysis: The project is consistent with this GenkRlan goalThe project would offer
for-sale condominium units and expanéw developmentousing optionin the
City. The project would offer high quality design and convenient amenities in a
different housing option and increase more opportunities farrent and future
residents of the City.

Historical Resource Element

GP Goal HR Identification and protection of important archeological and paleontological
resources within the City.

Consistency Analysis: The project is consistent with this GeneralPgoal.T h e  p rimgaascta ' s
archeological and paleontological resources is address&adtion4.5, Cultural
Resources an&ection4.7, Geology and Soil®f this InitialStudy. The project
would implement mitigation measures that would redygetential impacts to a
less than significant level.

GP HR Policy 2.1: New Development Activities.Require that, in accordance with CEQA, new
development protect and preserve paleontological and archaeological resources
from destruction, and avoid and mitigatenpacts to such resources. Through
planning policies and permit conditions, ensure the preservation of significant
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Consisency Analysis:

GP HR Policy 2.3:

Consistency Analysis:

archeological and paleontological resources and require that the impact caused
by any development be mitigated in accordance with CEQA.

The project is consistent witRolicy 2.1 As discussed in Section 4.5, Cultural
Resourcesand Section 4.18, Tribal Cultural Resoureaesasures are provided
should previously unknown prehistoric archaeological or tribal cultural resources
be discovered during ground disturbing activiti8gction 4.7, Geology and Soils,
provides mitigation should previously unknowraleontologicalresourcesbe
discovered.

Notify cultural organizations, including Native American orgamunai of
proposed developments that have the potential to adversely impact cultural
resources. Allow representatives of such groups to monitor grading and/or
excavation of development sites.

The project is consistent with HR Polic$.As discussed in 4.18, Tribal Cultural
Resources, the proposed project is consistent with ABB&.City has contacted

the tribal representatives. Correspondence to and from tribal representatives is
included as Appendix G to this Initial Study. Ashefrelease date of the Initial
Study, the City has received one request for consultation from Gabrielefio Band
of Mission Indians-Kizh Nation.

Natural Resources Element

GP Goal NR

Consistency Analysis:

GP NR Policy 1.1:

Consistency Analysis:

Minimized water consumption through conservation methods and other
techniques

The project is consistent with Goal MRSection 4.19, Utilities and Service
Systems, addresses water supply effects that would occur with the
implementation of the proposed project, and applies regulatory requirements to
reduce any impacts. Additionally, the project would be required to comply with
the waterefficient landscape requirements outlined in NBMC Chapter 14.17
(Water Efficient Landscape Requirements).

Water Conservation in New DevelopmerEnforcewater conservation measures
that limit water usage, prohibit activities that waste water or cause runoff, and
require the use of watetefficient landscaping and irrigation in conjunction with
new construction projects.

The project i<onsistent with NR Policy 1.As discussed in the Initial Study, the
project would be required to comply with the provisions of the 2016 Green
Building Standards Code, which contains requirements for indoor water use
reduction and site irrigation conserttan. As addressed in theProject
Description, the project would implement a number of environmental
sustainable practices, including but not limited to waégficient landscaping;
water quality best management practices to treat surface runoff from ttogeot

site; and low impact development practices.
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Noise Element

GP Goal AL Minimized land use conflicts between variousnoise sourcesand other human
activities.

Consistency Analysis: The proposed project is consistent with GP Godal Whe project is aesidential
land use project and is consistent with surrounding residential uses. The project
orients the outdoor courtyard and pool amenities away from Bonita Canyon Drive
and MacArthur BoulevardThe use of retaining walls and landscaping would
further mask outdoor noise from nearby singkmily residences southeast of the
project site.No noise impacts have been identified.

GP N Policy 1.1: Noise Compatibility of New Development. Require that all proposed projects are
compatible with the noise enviranent through use of Table N2, and enforce the
interior and exterior noise standards shown in Table N3.

Consistency Analysis: The project site is not located in an arfgiecastedto be exposed to a CNEL of
60 dBA or higher, as shown on General Plan Nd&mdnat Figure N5. General
Plan Noise Element Table N2 characterizes raily residential development
as “clearly compatible.” As discussed i
demonstrates that the project would comply with the requirements adlioed
in the City’ s Noise Ordinandteepr Rjedetr’ ¢ o
compatibility and compliance with noise standards.

Cumulative Impacts

Implementation of the proposed project would require a General Plan amendment andchangebut

is consistent with the land use goals of the City of Newport Beach General Plan Land Use Element. The
Initial Study finds that all potential environmental impacts of the project would either be less than
significant or can be mitigated to a level thatconsidered less than significant. City growth would be
subject to review for consistency with adopted land use plans and policies by the City, in accordance with
the requirements of CEQA, the State Zoning and Planning Law, and the State Subdivisfart, Mkof

which require findings of plan and policy consistency prior to approval of entittlements for development.
Therefore, no significant cumulative impacts associated with plans and policies would occur.

Mitigation Program
Standard Conditions aniitigation Measures

No standard conditions or mitigation measures are applicable to the proposed project.
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4.12 Mineral Resources

Threshold (a) Would the project result in the loss of availability of a known mineral resource that
would be of value to the regin and the residents of th&tate?

Threshold (b) Would the project result in the loss of availability of docally important mineral
resource recovery site delineated on a local general plan, specific plan or other land use
plan?

No Impact.Theprojectsiteis currentlyundeveloped and features slopes toward the southern boundary.
The proposed project does not involve any use that would result in any impacts to mineral resources.
Further, theGeneralPlan does not identify any known State or locally desigghahineral resources or
locally important mineral resource recovery sitesitesin the City.The proposed project does not involve

any use that would result in any impacts to mineral resourdé®refore, there would be no loss of a
known mineral resoure and no impact would occur.

Cumulative Impacts

The analysis of potential impacts indicated that no impacts would result from the proposed project. As a
result, no cumulative impacts related to mineral resources would occur.

Mitigation Program
Standard Coditions andMitigation Measures

No standard conditions or mitigation measures are applicable to the proposed project.
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4.13 Noise

A noiseanalysis was prepared by Kimlelprn and Associatesnc.(KimleyHorn, 2018) for the proposed
project. Thenoisemodelingisincluded in Appendifof this Initial Study and the results are summarized
herein.

Sound is technically described in terms of amplitude (loudness) and frequency (pitch). The standard unit
of sound amplitude measurement is the decibel (dB). The desilade is a logarithmic scale that describes

the physical intensity of the pressure vibrations that make up any sound. The pitch of the sound is related
to the frequency of the pressure vibration. Since the human ear is not equally sensitive to a gimdn so
level at all frequencies, a special frequeni®pendent rating scale has been devised to relate noise to
human sensitivity.The Aweighted decibel scale (dBA) provides this compensation by discriminating
against frequencies in a manner approximating gensitivity of the human ear.

Noise, on the other hand, is typically defined as unwanted sound. A typical noise environment consists of
a base of steady ambient noise that is the sum of many distant and indistinguishable noise sources.
Superimposed on iB background noise is the sound from individual local sources. These can vary from

an occasional aircraft or train passing by to virtually continuous noise from traffic on a major highway.

Several rating scales have been developed to analyze the adviéesea community noise on people.
Since environmental noise fluctuates over time, these scales consider that the effect of noise on people
is largely dependent on the total acoustical energy content of the noise as well as the time of day when
the noiseoccurs.For example, the equivalent continuous sound levg) (k the average acoustic energy
content of noise for a stated period of time; thus, theadf a timevarying noise and that of a steady noise

are the same if they deliver the same acoustiergy to the ear during exposure. The Edight Sound

level (k) is a 24hour averagedqswi t h a 10 dBA “weighting” added to
p.m. to 7:00 a.m. to account for noise sensitivity in the nighttime. The Community Noise Equialeht
(CNEL) is a 2our average dq with a 10 dBA weighting added to noise during the hours of 10:00 p.m. to
7:00 a.m. and an additional 5 dBA weighting during the hours of 7:00 p.m. to 10:00 p.m. to account for
noise sensitivity in the evening and nitjme.

Existing Setting

Theproject sitewouldinvolvefor the demolitionof the existing pavement adjacent and within tAg&T

Switch Stationlot and construction ofa two- to three-story buildingwith 21 condominiums and
subterranean parkingThearea suroundingthe project site is urbanized Land useiclude the Bonita
Canyon Sports Park, Ford Road, AS&itch Stationand residential land uses north and southeast of the
project site Mobile sources of noise, especially cars and trucks, are the neostnon and significant
sources of noise in most communiti€Bhe majority of the existing mobile noise in the project area is
generated from vehicles along surrounding roadways incluéimigl Road, MacArthur Boulevard, and
Bonita Canyon DriveThe primary surces of stationary noise are urban activities (i.e., mechanical
equipment, parking areas, and pedestrians). The noise associated with these sources may represent a
singleevent noise occurrence, shetérm or longterm/continuous noise.

NoiseSensitive Rceptors Noisesensitive land uses are generally considered to include those uses
where noise exposure could result in heaftiated risks to individuals, as well as places where quiet is

an essential element of their intended purpose. Residential dugdlare of primary concern because of

the potential for increased and prolonged exposure of individuals to both interior and exterior noise
levels. Additional land uses such as parks, historic sites, cemeteries, and recreation areas are considered
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sensitie to increases in exterior noise levels. Schools, churches, hotels, libraries, and other places where
low interior noise levels are essential are also considered rs@asitive land uses. Noisensitive uses

surrounding the project site includbe Newpat Bluff Apartment Homes across Bonita Canyon Drive to

the north, single family residential to trs®utheast, and Bonita Canyon Sports Park to the south.

Noise MeasurementsNoise level measurementgarthe project sitewere made to establls current
basline noise levelslenminute measurements were taken between 1@:d.m.and 122 p.m. As indicated
on Table8, the measured noise levels range betwegnl dBA kg and 71.4dBA kg Shortterm (Leg)

measurements are considered representative of the naselk throughout the day. Measurements were

taken during offpeak traffic hours to characterize baseline noise levels with without exposure to heavy
traffic or noisegenerating activities.

Table8: Noise Measurements

Site
Number Description Leq Lmin Lmax Time

At Bonita Canyon Sports Park parking lot, nort i

! of the basketball court, south of project site 71 50.7 0.1 10:572.m.

5 AIongForq Road, behind the neargshgl_e 577 474 742 11:09a.m.
family residence, southeast of project site

3 Across Bnita Canyon Drive, north of project sit 714 545 89 5 11:30a.m.
near Newport Bluff Apartment Homes

Leg: equivalent noise levelmin: minimum noise levekmax maximum noise level

Source: Noise measurements conducted by Kirrleyn, 20B.

The backgund ambient noise levels in the project study area are dominated by transporteglated
noise associated with the arterial transportation network, and backgrawide fromland use activities.

Meteorological conditions were clear skies, warm temparas with light wind speeds (0 to 5 miles per

hour) and low humidity. Noise monitoring equipment used for the ambient noise suvasya Larson
Davis LxBound level meter. The monitoring equipment complies with applicable requirements of the
American Natinal Standards Institute (ANSI) for Type | sound level meters.

Requlatory Setting

California Code of Regulations, Title 24heS at e’ s

California Code of Regulations, Title 24: Part 1, Building Standardsistdative Code, and Part 2,

noi

s e

i nsul

ati

on

stan

California Building Code. These noise standards are applied to new construction in California for the
purpose of interior noise compatibility from exterior noise sources. The regulations specify that acoustical

studies must beprepared when noissensitive structures, such as residential buildings, schools, or

hospitals, are located near major transportation noise sources, and where such noise sources create an

exterior noise level of 65 dBA CNEL or higher. Acoustical studgiest¢bompany building plans must

demonstrate that the structure has been designed to limit interior noise in habitable rooms to acceptable
noise levels. For new residential buildings, schools, and hospitals, the acceptable interior noise limit for
new consruction is 45 dBA CNEL.
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City of Newport BeachGeneral PlanT he Noi se EI| e m@eneral Rtafcontaiisewnis€i t y ' s
standards that are correlated with land use zoning classifications, meant to maintain identified ambient
noise levels and to limit, mgate, or eliminate intrusive noise that exceeds the ambient noise levels within

a specified zone. The City has adopted local guidelines based, in part, on the community noise
compatibility guidelines established by the California Department of Healthicgsrfor use in assessing

the compatibility of various land use types with a range of noise levels. The noise/land use compatibility
guidelines for land uses within the City are presentedahle9.

Table9: Land Use Noise Compatibility Matrix

Community Noise Equivalent

Land UseCategories Level (CNEL)
o o) o Lo o
(o] © N~ N~ ©
_ B A S| H|S| 6|3
Categories Uses V|| @) @ | = &= R
Residential Single Family, Two Family, Multiple Family A | A| B| C| C | D | D
Residential Mixed Use A|A|lA|C|C|C|D
Residential Mobile Home A|A|B|C|C|D|D
CpmermaL Regional, Hotel, Motel, Transient Lodging A|lA|B|B|C|C|D
District
Cpmmerqa{Regmnal_, Commercial Retail, Bank, Restaurant, MoV aAlalalalelslc
Village District, Special Theatre
Commercial Industrial Office Building, Research andv2lopment, aAlalalelelclp
Institutional Professional Offices, City Office Building

CommercialRecreational | Amphitheatre, Concert Hall Auditorium,
Institutional Civic Center | Meeting Hall

Children’s Amusemen
Commercial Recreation Qourse, Gecart Track, EquestrianCenter, | A| A| A| B| B | D | D
Sports Club
CommercialGeneral, Automobile Service Station, Auto Dealersh
Special Manufacturing, Warehousing, Wholesale, | A| A| A| A | B| B | B
Industrial, Institutional Utilities
Institutional HospitalChur ch, Library|A|JA|B|C|C|D|D
Open Space Parks A|lA|lA|B|C|D|D
Open Space Golf Course, Cemeteries, Nature Centers aAlalalalelclec

Wildlife Reserves, Wildlife Habitat
Agriculture Agriculture AlAA|A|A|A]A

Zone A: Clearly CompatibleSpediied land use is satisfactory, based upon the assumption that any buildings involved
normal conventional construction without any special noise insulation requirements.

Zone B: Normally Compatiblex*New construction or development should be undergakonly after detailed analysis of th
noise reduction requirements and are made and needed noise insulation features in the design are determined. Con
construction, with closed windows and fresh air supply systems or air conditioning, will hosufiice.

Zone C: Normally IncompatibleNew construction or development should generally be discouraged. If new constructi
development does proceed, a detailed analysis of noise reduction requirements must be made and needed noise i
features included in the design.

Zone D: Clearly IncompatibléNew construction or development should generally not be undertaken.

Source: City of Newport Beach General Plan, adopted July 25, 2006.
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Policy N1.8, Significant Noise Impactsjuires the employmentfonoise mitigation measures for existing
sensitive uses when a significant noise impact is identified for new development impacting existing
sensitive use& as identified inTable10.

Table10: Significant Noise Impast
CNEL (dBA) dBA Increase

55-60 3

60-65 2

65-70 1

70-75 1

Over 75 Any increase is considered significant
CNEL: 2#hour community noise equivalent level; dBAwA&ighted decibel.
Source: City of Newport Beach General Plan, adopted July 25, 2006.

Municipal CodeChapter 10.26 Communitioise Control

Newport BeachMunicipal CodéNBMC)Section 10.26.02% xteriorNoiseStandards, provides maximum
exterior noise levelsTablell identifies the noisestandards that, unless otherwise specifically indicated,
shall apply to all property with designatedhoisezone. If the ambiennhoiselevel exceeds the resulting
standard, the ambient shall be the standard.

Tablell: Allowable Exterior Noise Levels

Allowable Exterior Noise Leveldd)
Noise Zone Type of Land Use 7AM.to 10RPM. | 10 RPM.to 7 AM.
I Single, two-or multiple-family residential 55 dBA 50 dBA
Il Commercial 65 dBA 60 dBA
1l Residential portions of mixedse properties 60 dBA 50 dBA
v Industrial or manufacturing 70 dBA 70 dBA

Source: City of Newport BeadiBMCSection 0.26.025, Exterior Noise Standardsrrent through Ordinance 2019, passed
April 25, 2017

NBMC Section 10.26.030nterior NoiseStandards, provides maximum interior noise levélable 12
identifies the noisestandards that, unless otherwise specifigandicated, shall apply to all residential
property within allnoisezones. If the ambiemoiselevel exceeds the resulting standard, the ambient
shall be the standard.

42 According to the City of NewpoBeach Noise Element, noise sensitive uses in the City include public and private educational
facilities, hospitals, convalescent homes, and day cares. However, the primary noise sensitive use within the Citytied residen
use. The noise exposure of tleesensitive uses varies from low, in quiet residential areas, to high, in areas adjacent to the
freeway.
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Tablel2: Allowable Interior Noise Levels

Allowable Irterior Noise Level (dg)
Noise Zone Type of Land Use 7AM.to 10P.M. | 10 RPM.to 7 AM.
I Residential 45 dBA 40 dBA
1l Residential portions of mixedse properties 45 dBA 40 dBA

Source: City of Newport BeadiBMCSection 10.26.030, interior Noise Standamisrent through @dinance 017/, passed
April 25, 2017

Constructionnoise standards are described MBMC Sectioi0.26.03%D), Exemptions, which exempts
noise sources associated with construction, repair, remodeling, demolition, or grading of any real property
fromtheCi t y’ s Noi se Offableld and Tablel?.Tlese ddivitidssare (subject to the
provisions of Chapter 10.28, which prohibits construction activities that generate loud noise that disturbs,
or could disturb, a person of normal sensitivity wkorks or resides in the vicinity except during weekdays
between the hours of 7a.m. to 6:30 p.m, and Saturdays between the hours ofa8n.to 6 p.m.
Construction is not allowed on Sundays or any federal holiday.

Threshold (a) Would the project result in the generation ofa substantial temporary or permanent
increase in ambienthoise levels inthe vicinity of the project inexcess of standards
established in the local general plan or noise ordinances, or applicable standards of
other agencies?

LessThanSgnificant Impact with Mitigation

Construction Construction noise represents a shéerm impact on ambient noise levels. Noise
generated by equipment for demolition and construction equipment, including trucks, graders,
bulldozers, concrete mixers and gable generators can reach high levels. Existing ne@gsitive uses
would be exposed to increased noise levels from construction activities at the project site. In typical
construction projects, including the proposed project, the loudest noise gegewdturs during
demolition and grading activities because they involve the largest equipmdsstimum noise levels
generated by construction equipment are shownTiable13. It should be noted that the noise levels
identified inthe tableare maximum sountkevels (kay, Which are the highest individual sound occurring

at an individual time periodperating cycles for these types of construction equipment may involve one
or two minutes of full power operation followed by three to four minutes at lower pogedtings.Other
primary sources of acoustical disturbance would be due to random incidents, which would last less than
one minute (such as dropping large pieces of equipment or the hydraulic movement of machinery lifts).
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Tablel3: Maximum Noise Levels Gerated by Construction Equipment
Typical Noise Level (dBA) at 50 Feet from Source
Equipment Acoustical Use Factoll Lmaxat 50 Feet (ABA) | Lmaxat 100 Feet (dBA)
Concrete Saw 20 90 84
Crane 16 81 75
Concrete Mixer Truck 40 79 73
Backhoe 40 78 72
Doze 40 82 76
Excavator 40 81 75
Forklift 40 78 72
Paver 50 77 71
Roller 20 80 74
Tractor 40 84 78
Water Truck 40 80 74
Grader 40 85 79
General Industrial 50 85 79
dBA: Aweighted decibels;kax maximum noise level
Note: Acoustical Use Er (percent): Estimates the fraction of time each piece of construction equipme
operating at full power (i.e., its loudest condition) during a construgtion er[ation. A
Source: FederdighwayAdministrationw 2  Rg € /[ 2y a U NHzOU A 2idé Jdn@aA2dE a 2

Noisesensitive uses surrounding the project site include residences at Newport Bluffs Apartment Homes
to the north across Bonita Canyon Drive (180 feet) and siiaghély residences to the southeast on Port
Sheffield Place (250 feeBonita Canyon Sports Park is also immediately south of the project site

These sensitive receptors may be exposed to elevated noise levels during project construction. However,
construction noise would be acoustically dispersed throughout the projectaitenot concentrated in

one area near surrounding sensitive uses. The Ci
construction noise standards. Instead, the Noise Ordinance has established allowable hours of
construction. NBMC Section10.26.03%D) exempts noise associated with construction, repair,
remodeling, or grading of any real property from the noise limitations set in the Noise Ordinance, provided
that construction activities do not take place between the hours of @30.and 7a.m.on weekdays, 6
p.m.and 8a.m.on Saturdays, or any time on Sundays or federal holidays; the project would be required
to comply with SC M. The construction contractor would be required to comply with noise regulations
prescribing the hours allowed for comsttion activity identified inNBMC Section10.26.035D.
Additionally, implementation of MM N would further minimize impacts from construction noise as it
requires construction equipment to be equipped with properly operating and maintained mufflers and
other Staterequired noise attenuation devices. Implementation of SC &hd MM N1 would mitigate
constructionrelated noise impacts to a less than significant level.

Operation. After project completion, typical noise associated with residential land umsxsde children
playing, pet noise, amplified music, pool and spa equipment, and detivepyoffs Noise from residential
stationary sources woullle consistent with the surrounding uses and wopt@narily occur during the
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“dayti me” acamwild ymThecesiderscesavbuld Be required to comply with the noise
standards set forth NBMCEebtien 1Q26t035, Exteri@ éoise StandardB.l an an

Mechanical equipmen{e.g., pool equipment, heating, ventilation, and air cotidning equipment)

typically generates noise levels of approximately 50 dBA at 50NMe&te has a decay rate due to distance
attenuation, which is calculated based on the Inverse Square Law of sound propagation. Based upon the
Inverse Square Law, souraléls decrease by 6 dBA for each doubling of distance from the stukse.

noted above, the closest sensitive receptors are located approximately 180 feet away. At this distance
mechanical equipment would attenuateto 39dBA d woul d not S5®kdBAdagimeotIde Ci ty
dBA nighttime standards

Swimming pool and recreational noise typically generates noise levels of approximately 71 dBA at 50 feet.

The outdoor amenities and courtyardould be surrounded by theproposedbuilding, which would

attenuate noisefrom outdoor activity noises and pb@quipment In addition, a stone retaining wall
proposedal ong the project wduldealsosttermiataidpdratianaloisdy tuthard a r y
reducing noise levels in the surrounding arBaildings locateé between the noise source and receptor

attenuate noise by 15 dBEWith distance and attenuation from theroposed building, exterior noise

|l evels would be reduced to 44 dBA at the <cl osest
daytime or 50 dBAighttime standardsExisting mobilesourcenoise along MacArthur Boulevard and

Bonita Canyon Drive woutdask operationahoise impacts omadjacent land uses. Therefore, operational

noise impacts would be less than significant due to project design regtudistances to sensitive
receptor s, existing environment al fact ordBMCand wi
Section 10.26.025.

On-Site Mobile NoiseFuture residents at the project site would be exposed to mobile traffic noise along
Bonita Canyon Drive and MacArthur Boulevard. Based on the Orange County Transportation Authority
2018 Traffic Flow Map, Bonita Canyon Drive and MacArthur Boulevard have average daily traffic (ADT)
volumes of 34,000 and 60,000 respectively. The projectisitecated approximately 350 feet or more
from MacArthur Boulevard and berm exists along the roadway that would attenust&fic noise along

this roadway.Based on FHWA RIOJ-108 traffic noise modeling, noise levels at the project site facing
Bonita Cayon Drivewould be 70 dBAStandard construction has an exterim-interior attenuation rate

of 24 dBA with windows closé&t Therefore, interior noise levedt units along Bonita Canyon Driseuld

reach 46 dBA, which would exceed tlei t 4p 'dBAdaytime and 40 dBA nighttime interior noise
standard Therefore, theproject would be required to comply witM N-2, which requires residential
unitsfacing Bonita Canyon Drite have windows with aith aminimum Sound Transmission Class (STC)

of 33inorderto ensure interiornd e | ev el s ar & dheidhttnmeinterforestar@ardWith s 4
implementation of the recommended mitigation, the project would result in a less than significant impact
to the proposed residences from traffic noise levels.

Threshold(b) Would the project result in thegeneration of excessivggroundborne vibration or
groundbornenoise levels?

Less Than Significant ImpacProject construction can generate varying degreesgafundborne
vibration, depending on the constructiggrocedure and the construction equipment used. Operation of
construction equipment generates vibrations that spread through the ground and diminish in amplitude

43 Cyril M. HarrisNoise Control in Building$994.
4 Federal Highway Administratiow,2 | Rg & / 2y &G NUzOG A 2 v, Jandaly2®6. a2 RSt | aSNRN& DdzA RS
45 U.S. Environmental Protection AgenByotective Noise Levels (EPA 55099100), November 1979.
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with distance from the source. The effect on buildings located near the construction site \afters
depending on soil type, ground strata, and construction characteristics of the receiver building(s). The
results from vibration can range from no perceptible effects at the lowest vibration léoddsy rumbling
sounds and perceptible vibration soderate levels, to slight damage at the highest levels. Grduarde
vibrations from construction activities rarely reach levels that damage structures.

The Federal Transit Administration (FTA) has published standard vibration velocities for comstructio
equipment operations. In general, the FTA architectural damage criterion for continuous vibrations (i.e.,
0.20 inch/second) appears to be conservative. The types of construction vibration impact include human
annoyance and building damage. Human annogastzurs when construction vibration rises significantly
above the threshold of human perception for extended periods of time. Building damage can be cosmetic
or structural. Typical vibration levels produced by construction equipment is identifieahilel14.

Table14: Typical Vibration Levels for Construction Equipment

Approximate Peak Approximate Peak Approximate Peak

Particle Velocity at 25 | Particle Velocity at 50 | Particle Velocity at 28
Equipment Feet(inches/second) Feet(inches/second) Feet(inchedsecond)
Large bulldozer 0.089 0.0315 0.0028
Loaded trucks 0.076 0.0269 0.0024
Small bulldozer 0.003 0.0011 0.0001
Jackhammer 0.035 0.0124 0.0011
Vibratory compactor/roller 0.210 0.0742 0.0066

Notes:
1. Federal Transit Administratiofiyansit Noise ad Vibration Impact Assessmevianual, September 2018Table7-4.
2. Calculated using the following formula:
PPVequip= PP¥ X (25/D}5
where: PPV (equip) = the peak particle velodityr/sec of the equipment adjusted for the distance
PPV (ref) = th reference vibration leveh in/'sec from Table7-4 of the FTATransit Noise and Vibratig
Impact AssessmeiManual, September 2018.
D = the distance from the equipment to the receiver

Groundborne vibration decreases rapidly with distance. The propgs@gect would not require pile
driving. As indicated in the table, based on the FTA data, vibration velocities from typical heavy
construction equipment operations that would be used during project construction range from 0.003 to
0.210 inchper-second peak particle velocity (PPV) at 25 feet from the source of activity. Vibration at 150
feet would range from 0.0002 to 0.0143 PPV. Construction activities would occur approximately 50 feet
from the nearest adjacent building to the east. Therefore, vibratiommf construction activities
experienced at the nearest adjacent building would be expected to be below the 0.2pénskcond

PPV significance threshold. Therefore, impacts would be less than significant, and no mitigation is
required.

Threshold ¢) Fora project located within the vicinity of a private airstrip oan airport land use plan
or, where such a plan has not been adoptedithin two miles of a public airport or
public use airport, would the project expose people residing or working in the pobje
area to excessive noise levels?

No Impact.The closest airport to the project site is John Wayne Airport, located approximaetyes
northwest of the project sitgit is not near a private airstrifrfhe project site is within the planning area
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for ohn Wayne Airport but is outside of th&afety Zones identified in theELURor both noise and
obstructions New residents of the project would not be exposed to excessive noise levels from the
airport; the project site is outside of the 60 CNEL contaur John Wayne Airport (AELUC, 2008).
Implementation of the proposed project would not result in exposure of people residing or working in the
project area to excessive or high noise impact levels. Therefore, no impacts would occur.

Cumulative Impacts

As dscussed above, all construction and operational noise impacts can be mitigated to a less than
significant level. Construction noise impacts are by nature localized. The distance of separation among the
proposed project and other cumulative projects woule such that the temporary noise and vibration
effects of the proposed project would not be compounded or increased by similar noise or vibration
effects from other cumulative projects. As discussed above, operational noise caused by the proposed
project wauld be less than significant. Due to site distance and these intervening land uses, cumulative
stationary noise impacts would not occiNo known past, present, or reasonably foreseeable projects
would compound or increase the operational noise levels gated by the project. Therefore, cumulative
impacts relative to temporary and permanent noise generation associated with the proposed project
would be less than significant.

Mitigation Program
Standard Conditions and Requirements

SC NL All construction ativities should be limited to the houfsetween the hours of a&.m.and
6:30p.m.on weekdays, 8. m.and 6p.m.on Saturdays, or any time on Sundays or federal
holidays;

Mitigation Measures

MM N-1 The applicantshall ensure through contract specificatiotlsat construction best
management practices (BMPs) be implemented by contractors to reduce construction
noise levels. Contract specifications shall be included in construction documents, which
shall be reviewed by the City prior to issuance of a gradirimidding permit (whichever
is issued first). The construction BMPs shall include the following:

A Ensure that construction equipment is properly muffled accordinginustry
standards and be in good working condition.

A Place noisgenerating constructionguipment and locate constructiostaging areas
away from sensitive uses, where feasible.

A Use electric air compressors and similar power tools rather than déeggépment,
where feasible.

A Constructionrelated equipment, including heaxduty equipment, moto vehicles,
and portable equipment, shall be turned off when not in usatiere than 5 minutes.

A Construction hours, allowable workdays, and the phone number of the job
superintendent shall be clearly posted at all construction entrances to dtow
surrounding owners and residents to contact the job superintendenthéf City or
the job superintendent receives a complaint, the superintendgimall investigate,
take appropriate corrective action, and report the acttaken to the reporting party.
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MM N-2 After the architectural drawings have been developed, and prior to the issuance of
building permits, the project applicant shall demonstrate, to the satisfaction of the City
of Newport BeachBuilding Officiathat the applicable project plans and speciticas
include sound-rated windows and @&onttar y dool
Canyon DriveReceptor locationfacing Bonita Canyon Drivequire aminimum Sound
Transmission Class (STC) rating3of
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4.14 Population and Housing

Threshold (a) Would the project induce substantiaunplannedpopulation growth in an area, either
directly (for example, by proposing new homes and businesses) or indirectly (for
exanple, through extension of roadsr other infrastructure)?

Less Mhan Significant ImpactThe poposed project wouldllow for the constructn of 21multi-family
condominiumunits in atwo- to three-story building. According to the California Department of Finance,

the City of Newport Beach has an estima®&@4 person per househofd. Theefore, the project would

be occupied by approximately 47 residents, which represents less thparcent of the existing
population ofthe CityThe City of Newport Beach’'s Regional Ho L
2014-2021 pl annthe@ yp er if aad uir cedivhtmitstsliheapsyjectvweddecea

the combined future housingneddor t he 2014-2021 planning period.

SCAG has developed growth forecasts for individual cities and counties, which is included i the 20

2040 Regional Transpation Plan/Sustainable Communities Strategié@sh e Ci ty of Newpor
population is expected to increase to 92,700 residents and 41,700 houséhdiisincrease of 21

dwelling units with a potential population increase of 47 residents would be st@msiwith the SCAG

growth forecasts for the City of Newport Beach.

The increase of residential dwelling units and population that would result from implementation of the
proposed project would be consistent with projected growth in the Gityddl on SCAGs gr owt.h f or ec
Additionally, the project does not include tleetension of roads or other infrastructure to unserved areas,

which could induce indirect growtfTherefore, no significant impacts are anticipated.

Threshold (b) Would the project displace substantial numbers of existingpeople or housing,
necessitating the construction of replacement housing elsewhere?

No Impact.The project site does not include any existing housing and no housing wounosed to
accommodatehe proposed project. Threfore, no impacts would occand no mitigation is required.

Cumulative Impacts

The proposed project is consistent witie City ofNewport Beaclgrowth projections. City growth would

be subject to review for consistency with the adopt@eéneralPlan by he City, in accordance with the
requirements of CEQA. Therefore, no significant cumulative impacts associated with population and
housing would occur.

Mitigation Program
Sandard Conditions andMitigation Measures

No standard conditions or mitigation meass are applicable to the proposed project.

46 State of California, Department of Finan&e Population and Housing Estimates for Cities, Counties and tha Siateuary
1, 20112018 Sacramento, Cédirnia, May 2018.

47 SCAGCAYLlFE wHamcmunnn wSIA2YyLFf ¢NIYALRNIFGA2Y tfFyk{dAGFAYLlOf !
http://scagrtpscs.net/Pages/FINAL2016RTPSCS.aspx, accessed November 12, 2018.
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4.15 Public Services

Threshold(a.i) Would the project result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or
physically alered governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios,
response times or other performance objectives ffire protection?

Less Tan Significant ImpactThe Cty of Newport Beach Fire Departmeptovides fire protection and

emergency service® the project siteand surrounding areaThe nearest fire station Bashion Island

Station 3 locatedat 868 Santa Barbara Drivapproximatelyl.2 milessouthwest of theproject site.The

Fire Departmerits response time objective for a priority
equipment is less than 5 minutes and 20 seconds, 90 percent of the time. For priority incidents not
requiring full personal protectiveqeiipment, the performance objective is less than 5 minutes, 90 percent

of the time. The average response time for fire units is 4 teimand 22 second§ The response time

objectives are goals, not mandatory.

Implementation of the proposed project wouldcrementally increase the number of persanghe area

The incrementalpopulation increase could cause an increase in fire protection services, including
response to fire service calls upon project occupancy. However, the incremental increase would not
require the construction of new or alteration of existing fire protection facilities to maintain an adequate

level of service to the project aaeFurther, the proposed project would be subject to the Prapéixcise

Tax, as set fortmiNewport Beach Mnicipal Code&Section3.12.030 for public improvements and facilities
associated with the City’'s Fire DepdyThareboretnp publ i
physical impacts associated with fire protection $exg and facilities would occwith adherence to SC

4.12-1.

Threshold(a.ii) Would the project result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or
physically altered governmental facilitiesthe construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios,
response times or other performance objectives for police protection?

Less Tan Sigificant Impact. The Newport Beach PolicBepartment enforces local, State, and federal

laws and provides police service to the City. The NBPD provides emergency police response, non
emergency police response, routine police patrol, traffic violation enforcement, traffic accident
investigation, animal cdrol, and parking code enforcement.

The Police Departmenheadquarters is located at 870 Santa Barbara Drive, approximately 1.2 miles
southwest of the project siteThe site is in thé\rea 3Patrol DivisionAccording to the General Plan EIR,
the Police Dpartment employs 249 personnel, including a chief, a deputy director, 2 deputy chiefs, 8
lieutenants, 24 sergeants, 137 sworn officers, 80 civilian personnel, and 32 seasonal atichgart
personnel.The departmenthas four divisions: patrol/traffic, suppbservices, detectives, anthief of
Police.

48 City of Newport Beach. Emergency Medical Services. https://www.newportbeachca.gov/goverdepatments/fire
department/emergencymedicalservicesdivision. Accessed November 12, 2018.
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With a population of 87,182 residents (Department of Finance, 2018), the ratio of offccegsidents is

approximately 1.5%worn officers per 1,000 resident&ccording to the General Plan EIR, the average

police response time to emergency calls was just under 4 minutes, while the average response time for

nonemergency calls was 7 minutes.

Although the project site is currently undeveloped, tRelice Departmenturrently provides police

services to the suaunding residential neighborhoods. The demand for police services would not be

substantially increased by the introduction of the proposed residential uses. As previously discussed, the
Police Departmentioes not have any immediate or future plans to exgpgolice facilities. Although the

project woul d i

would result in physical environmental impaci.h e

ncrementally i
not require the construction of new facilities, nor would it require the expansion of existing facilities that
Depart ment

Pol i

ce

ncrease

demand

for

through tax revenues, penalties and service fees, and allowed government assistance. Facilities,
personnel, and equipment expansion and acquisition are tiethéoCity budget process and thase

expansion. Takase expansion from proposed project would generate funding for the police protection

services. Implementation of SICL23 andSC4.124 related to site security and building and site safety

design recomrmendations would ensure adequate police protection services can be provided to the
project’s i

project site. Therefore,

t he

mpact

Threshold(a.iii) Would the project result in substantial advers@hysical impacts associated with the
provision of new or physically altered governmental facilities, need for new or
physically altered governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintaiacceptable service ratios,
response times or other performance objectives schools?

Less Tan Significant ImpactThe NewportMesa Unified School District (NMUSD), with a service area of

58.83 square miles, provides educational servicesatts of the citesof Newport Beacland Costa Mesa,

and other unincorporated areas of Orange Couhtgcoln Elementary School and Corona Del Mar Middle
and High Swol serve the project siteThe current school capacities are listedaiblel5.

Tablel5: StudentCapady
20182019 Remaining

Schools Grades | Total Capacity Enrolliment Capacity
Lincoln Elementary School
3101 Pacific View Driy€orona Del Mar K6 645 566 [
Corona Del Mar High School
2101 Eastbluff DrivéNewport Beach 12 2,828 2,556 212
Total 3,473 3,112 351
Source: California Department of Education, Dataguestoliment Reportshttps://dg.cde.ca.gov/dataquest/Accessed
January 16, 2019

Student generation rates are used by school districts, including NMUSD, to estimate the number of
studentsgenerated by new development in order to determine whether existing school facilities would

be adequate for future student enroliment. As identifiedliablel6, using these student generation rates,
the proposed 21 dwelling units would introduce approaiely 4 students into the attendance area of
NMUSDLincoln Elementary School and Corona Del Mar High School would be able to accommodate the
estimatedfour additional students generated by the proposed projéicable 16.
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Tablel6: Student Generation

Student Generated | Current enrollment+ Existing Remaining
Lard Use Units | Generation Rate|  Students generated Capacity Capacity
E.S=0.097 2 568 645 77
Multi-family 151 ™"\ 5=0.028 1
residential 2558 2,828 270
H.S = 0.066 1

Notes: E.S. = elementary s (k6); M.S. = middle school-8); H.S. = high school{2)
The generated middle school students are added to the high school attendance because Corona Del Mar High Scho
school services to grades 7 through 12.

School funding comes predonaintly from federal State and local contributions, such as business and

personal income taxes, sales tax, property tax, etc. NMUSD charges developer impact fees pursuant to
SB50.As stated in Government Code Se abpfiated chGr§edm 5 ( h) ,
ot her requirement l evied or i mposed..are hereby d
impacts of any legislative or adjudicative act, or both, involving, but not limited to, the planning, use, or
development of real propeyt , or any change in government al or ga
provision of adequate school facilities.?” Pay men:
demand for school services assated with development of the proposedrgject by poviding an

adequate financial base to construct and equip newd axisting schoolSfhe NMUSD would be able to

provide adequate school facilities for the peojed student residents of therpject, and payment of

impact fees would ensure that impacts ariset and remain less than significant.

Threshold(a.iv) Would the project result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or
physically altered governmentaldcilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service ratios,
response times or other performance objectives for parks?

LessThan Significant ImpactPlease refer to Section 4.18ecreéon.

Threshold(a.v) Would the project result in substantial adverse physical impacts associated with the
provision of new or physically altered governmental facilities, need for new or
physically altered governmental facilities, the construction of whiadould cause
significant environmental impacts, in order to maintain acceptable service ratios,
response times or other performance objectives fother public facilities?

Less Tan Significant ImpactThe Newport Beach Public Library provides libraryisesvto the City with

four branches and concierge sengaghere patrons can drop off and pick up books on hold and search
the library catalog. Library services provided at each branch include wireless internet, printing, interlibrary
loans, homebound sevice, computer training classes, and book clubs for children, teens, and adults.
Branch locations are listed Trablel7.
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Tablel7: City of Newport Beach Library Facilities

Driving Distance to

Newport Beach Public Library Address Project Site
Central Lbrary 1000 Avocado Avenue, Newport Beach 2.7 miles
Mariners Branch 1300 Irvine Avenue, Newport Beach 5.6 miles
Balboa Branch 100 East Balboa Boulevard, Balboa 8.3 miles
Corona Del Mar Branch 420 Marigold Avenue, Corona Del Mar 3.7 miles

Newport Coast @mmunity Center
(concierge service)

OASIS Senior Center (concierge servi¢ 801 Narcissus Avenue, Newport Beach 3.5 miles

6401 San Joaquin Hills Road, Newport Coas 3.3 miles

The proposed mject wouldgenerateapproximately4d7 new residents, therebyrnicrementally increasing

the demand for City library services. However, the existing library space, collections, and programs
provided are considered adequate for the existing residents, and the proposed residential development

would have a nominal impactno | i brary services. The City’s 1ibr
funding for library facilities anHdropertg ExoisgerTafes t hr c
$0.21 per square foot of gross floor angar Newport BeaciMunicipal CodéNBMQ 3.12030;, and library

activities, such as fines, facility rentals, passport photo/execution fees, and grants and private donations.
SCPS1 applies to the project. Library services can be provided to the project without significantly
impacting existing ad planned development within the Citf¥herefore, the project impacts to library

services would be less than significant.

Cumulative Impacts

The provision of public services and facilities takes into consideration a larger servicthamea
associatedvith a project site Therefore, the study area is the service area for the respective agencies and
districts. Through coordination with the public services and facilities providers, the cumulative needs of
the area are considered. The proposed projectsloet cause the need to construct any new or expand
any existing facilities. Therefore, the project would not result in incremental effects to public services or
facilities that could be compounded or increased when considered together with similar efifeats

other past, present, and reasonably foreseeable probable future projects. The project would not result in
cumulatively considerable impacts to public services or facilities.

Mitigation Program
Standard Conditions and Requirements

SC P8 All developrent in the City shall comply with the Property ExcisepeadNewport Beach
Municipal Code312.030, which imposes a tax on construction and occupancy of each
residential unit, commercial unit, industrial unit, and mobile home parkaper square
foot of goss floor areaasisfor all classes of new construction, includieugy area in a
building designed for the parking of vehicles.

Mitigation Measures

No mitigation is required.
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4.16 Recreation
Quimby Act

The Quimby Act of 1975, (California Government Code487%6G ) , commonly <called th
allows a city or county to pass an ordinance that requires, as a condition of approval of a subdivision,

either the dedication of land, the payment of a fee in lieu of dedication, or a combination of both for park

and recreational purposes. It allows a city or county to require a maximum parkland dedication standard

of 3 acres of parkland per 1,000 residents for new subdivision development unless the jurisdiction can
demonstrate that the amount of existing neighbortdband community parkland exceeds that limit. In
accordance with Section 66477, a jurisdiction may establish a parkland dedication standard based on its
existing parkland ratio, provided required dedications do not exceed 5 acres per 1,000 persons.

City ofNewport Beach Park Dedication Ordinance (Quimby Ordinance)

Consistent with and as permitted by the Quimby Act, the City has adopted a Park Dedication and Fees
Ordinance City of Newport Beach Municipal CofldBMC] §819.52.01019.52.090). The ordinance
requiresthata pr oj ect applicant for a residenti al subdi
payment of fees in lieu thereof, or a combination of both for park or recreational purposes in conjunction
with the approval offhee€i tdegntsi aphrdededopménbn”req!
persons(NBMC819.52.040). Idieu fees are placed in a fund for the provision or rehabilitation of park

and recreational facilities that can serve the subdivision. The Park Dedication and Bees€¥r also

provides for credit to be given, at the discretion of the City, for private recreational facilities within a new
residential development or for the provision of park and recreational improvements to land dedicated for

a public park. The amounf credit granted for privateecreational facilities can range from 0 percent to

20 percent of the amount of required land dedication or in lieu fee. In no case would the credit exceed 20
percent.

Threshold & Would theprojectincrease the use of exigig neighborhood and regional parks or other
recreational facilities such that substantial physical deterioration of the facility would
occur or be accelerated?

Threshold b) Does theprojectinclude recreational facilities or require the construction oxpansion
of recreational facilities which might have an adverse physical effect on the
environment?

LessThan Significant ImpactThe City has approximately 4&86res of developed parks and approximately

237acres of active beach recreation acreage, ftotal of 687acres*® School facilities also provide indoor

and outdoor recreational opportunities in the City, while greenbelts and open space areas provide passive
recreational opportunities and open space relief. Additionally, bikeways, jogging texdlssiian trails,

recreation trails, and regional equestrian trails are available in the Tiy proposed project is adjacent

to Bonita Canyon Sports Park. The proposed project waeNdglop21 dwellingunits, generating 47 new

residents According toNBMC1 9. 52 . 04 0, t he Ci tbyatres pg &,00Q tesidernds. st an d
According to the most recent population data from the California Departnoériiinance, the City has
approximately 87,182 residentds s uch, the City’ aprogimately @@ dcresparr k|1 and
1,000 residents. The proposed project would generate approximately 47 new residents, resudimg in
incrementalincrease in population. Residences woukkthe existing Bonita Canyon Sports Park, south

49 City of Newport Beaclbemographics and Statistidgttps://www.newportbeachca.govfam-alvisitor/about-newport-
beach/demographiceind-statistics, Accessed Nawber 16, 2018.
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of the project site.The m@rkland ratio would continue to exceed the standard set in tHBMC
Furthermore, the proposed project is a residential development and therefore would be subject to Park
Impact Fees, outlined in SC 413Therefore,adherence to SC 4.1Bwould reduceimpacts to park
facilities and aless than significanimpact would occurand no new recreational facilities would be
required.

Cumulative Impacts

The proposed project would not result in a significant increased use of recreational facilities or require
construction or expansion of existing recreational facilities. Therefore, no cumulative impacts on
recreational facilities would resuftom project implementation.

Mitigation Program

Standard Conditions and Requirements

SC4.14 The Applicant shall complyitlv the City of Newport Beach Park Dedication and Fees
Ordinance (Newport Beach Municipal CoG@eh a pt er 19.52). The Cit)
review authority shall determine whether land dedication, atiéu fee, or a combination
of the two shall be requiredh conjunction with its approval of a tentative map. Land
dedications shall be offered at the time of appropriate final map recordation, either on
the final map or by separate instrument.

Mitigation Measures

No mitigation is required.

133 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

4.17 Transportation
Sie Access

Regional access to the site is provided by State Route 783)SRhich is approximately one mile north
of the site. Local access is provided by MacArthur Boulevard, Bonita Canyon Drive, Mesa View Drive, and
Ford Road. No vehicular access igentty provided to the project site.

Bonita Canyon Drivés a fourlane divided roadwathat forms the northern boundargf the project site.

In the project area, Ford Road/Bonita Canyon Drive is signalized at the intersection with MacArthur
Boulevard. Osstreet parking is restricted along this roadway. This roadway has westbound and eastbound
bike lanes. The speed limit is Bliles per hourrfiph). Bonita Canyon Drivie classified as Rrimary Road
ontheCi tGeneml Plafirculation Element.

MacArthur Boulevardis an eightlane divided roadwaywest of the project siteOnstreet parking is
restricted along the roadway. This roadway has northbound and southbound bike lanes. The speed limit
is 55 mph between Jamboree Road and East Coast Highway

Ford Rod is an eastvesttwo-lane dividedroadwaythat provides direct access to the site. The posted
speed limit is 2%nph; on-street parking is allowedt the cutde-sac near the Bonita Canyon Spdrésk.

Transit Service

Public transit service in the projedicinity is provided by OCTBuSs stops are currently located on Bonita
Canyon Drive immediately north of the project site; at the intersection of Mesa View Drive at Bonita
Canyon Drive; and at the intersection of Mesa View Drive at Ford Road.

Project TripGeneration

Daily and peak hour trips were estimated for the proposed project based on the Institute of
Transportation Engineers (ITH)p Generation ManudlLO™ Edition) trip rates for the following uses:

A Multifamily Housing (LovRise)
Tablel8 provides the trip generation rates and the estimated project trip generation the proposed

project. The projects estimated to generate approximatelb4 averagedaily trips, with 9 trips in the
morning peak hourad 11trips in the evening peak hour.
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Tablel8: Project Trip Generation

Trip Generation Rates
A.M. Peak Hour P.M.Peak Hour
Land Use ITE Code| Unit Daily In Out Total In Out Total
?ﬁzl\mgg Housing | 554 DU | 7.320 |0.106| 0.354 | 046 | 0.353 | 0.207 | 0.56
Proposed Project Trips
Trip Generation Estimates
A.M. Peak Hour P.M.Peak Hour
Land Us Quantity | Unit Daily In Out Total In Out Total
?ﬁzl\mgg Housing | ) DU 154 2 7 9 7 4 11
Total Project Trips 154 2 7 9 7 4 11

Notes Institute of Transportation Engineefl§ E)Trip Generation Manual Oth Edition
Source: Kimleydorn, 2018.

Threshold (a) Would the project conflict with a program, plan, ordinance, or policyaddressingthe
circulation systemjncluding transit, roadway, bicycle and pedestrian facilities?

Less Than Significant Impadthe volume of automobile and truck traffic associated with projetdted
construction activities would vary throughout the construction phases as different activities occur.
However, projectelatedconstructiontraffic would be temporary in nature andould cease upon project
completion.The Applicantvould be required to prepare and submit a construction traffic management
plan to identify the timing of construction activities and the movement of construction vehicles.

Asidentifiedin Tablel8, the proposed project would generate 154 daily trips, with 9 trips in the morning
peak hour and 11 in the evening peak hour during project operatibims negligible increase in daily peak
traffic trips to and from the project site wid be generated during project operations.

Further, ublic transit bus servic&ould continue to berovided by the OCTA, with bgps alongBonita
Canyon Drive, Mesa View Drive, and Ford Rad&d. proximity of these bus stops would provide near
accesgo transit service.

As a part of the project, pedestrian sidewadksl bicycle lanes wadi continue to be provided along Ford
Road.The project would not affectgaestrian or bicycle facilitie§ herefore, project construction and
operations would not caftfict with an applicable plan, ordinance, or policy concerning the circulation
system.

Threshold (b) Would the project conflict with an applicable congestion management program,
including, but not limited to, level of service standards and travel demandamsures, or
other standards established by the county congestion management agency for
designated roads or highways?

No Impact. The purpose of the Congestion Management Program (CMP) is to develop a coordinated
approach to managing and decreasing trafimgestion by linking the various transportation, land use,

and air quality planning programs throughout the County, consistent with that of SCAG. The CMP requires
review of substantial individual projects, which might on their own impact the CMP transiporsystem.
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The most recent CMP was adopted in October 20hé nearest CMP roadway is MacArthur Boulevard,
500 feet west of the project sit&.

The Orange County CMP states that “a TI A wildl k
developmentsgene&xt i ng 2, 400 or more daily trips,” and tha
a CMP Highway System link, the threshold for requiring a TIA should be reduced to 1,600 or more trips

per day.The project is estimated to generafé4 net daily trips As such, the daily trips that would be

generated by the project would not meet either CMP threshold, and the prigewitrequired to prepare

a CMP traffic impact @alysis.Furthermore,according to the OCTA annual traffic volume maps, which

show traffic volume data for roadways throughout Oran@eunty, MacArthur Boulevard has 60,000

average daily trips (ADT) while Bonita Canyon Drive experiences 34,000 ADTe p rdaily &gt ' s
contributionto both roadways represesta nominal increase anttherefore would not conflict with the

Orange County CMP oNimpact would occur.

Threshold ¢) Would the project substantially increase hazards due to geometric design feature
(e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm
equipment)?

No Impact.The project access would consisbok drivewayat the cutde-sac on Ford Roadihe driveway
would slope down at an approximate 14.5 percent gralimdng to a gated access point to the
subterranean garageEntry and exit are providely the one drivewayThe driveway diverges into a
smaller 26foot-wide segment that would provide fire access site. The 2doot-wide road segment
would be used for trash haulers and truck deliveries as well. Additional fire access is praovided & T
Switch Statiorparking lot adjacent to the project site.

The projectwould allow forthe development of 21 dwelling units in a portion of the City of Newport
Beach that includemulti-family and singldamily residerces There are no components of thegject

that would increase hazards to the public due to incompatible use, as the residential uses proposed by
the project would be fully compatible with surrounding land uSégerefore, such impacts are considered

less tharsignificantand no mitigations required.

Threshold ) Would the projectresult in inadequate emergency access?

Less Than Significant Impaéts noted abovehe proposed project woulg@rovideaccess fronfrord Road

The proposed fire access lapeovidedadjacent to the driveway tohe garage anat the AT&T Switch
Station parking lot are required to meet access standards of t&CFA Compliance withOCF A’ s
requirements would ensurthe noimpactswould occur Additionally, the project would not require the
complete closure of any plib or private streets or roadways during constructiofemporary
construction activities would not impede use of the road for emergencies or access for emergency
response vehicles. Therefore, the project would not result in inadequate emergency access,isapact

would occur.

50 OCTA, 2017 Orange County Congestion Management Program, Available at:
http://www.octa.net/pdf/2017%20Final%20CMP.pdf, accessed January 20, 2019.

51 OCTA, Annual Traffic Volume Maps 2018, Available at: https://www.octa.net/pdffADQIBpdf accessed January 20,
2019.
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Cumulative Impacts

Theproject would not result ireither projectspecific or cumulatively significant impacts. No mitigation
measures would be required. Siéecess is adequately designed and would not combine with other area

traffic impacts to result in significargirculation impactsTherefore,no projectspecific or cumulative
impacts would occur.

Mitigation Program
Standard Conditions antylitigation Measures

No standard conditionsr mitigation measureare applicable to th@roposedproject.
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4.18 Tribal Cultural Resources

Threshold (a) Would the project cause a substantial adverse change in the significance of a tribal
cultural resource, defined in Public Resources Code Section 21074 as either a site,
feature, place, cultural ladscape that is geographically defined in terms of the size and
scope of the landscape, sacred place, or object with cultural value to a California Native
American tribe, and that is:

i) Listed or eligible for listing in the California Register of HistoriBalsources, or in a
local register of historical resources as defined in Public Resources Code section
5020.1(k), or

i) A resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteriatderth in subdivision
(c) of Public Resources Code Section 5024.1. In applying the criteria set forth in
subdivision (c) of Public Resources Code Section 5024.1, the lead agency shall
consider the significance of the resource to a California Native Anaaritribe.

Less Than Significant Impact with Mitigatio@hapter 532 Statutes of 2014 (i.e., Assembly Bill [AB] 52)

requires that |l ead agencies evaluate a project’s
resources i ncl udces, culainaltlaadscaped, saarédplacess and gbjects with cultural
value to a California Native American tribe that are eligible for inclusion in the California Register of
Hi storical Resources or i ncl ude d52alsogieesléad aganciesr e gi s
the discretion to determine, based on substanti al
cul tural resource’”. There are no known Native Ame

project area. In compliase with PRC Section 21080.3.1(b), the City has provided formal notification to
California Native American tribal representatividentified by the California Native American Heritage
CommissionNative American groups may have knowledge about culturauress in the area and may

have concerns about adverse effects from development on tribal cultural resources as defined in PRC
Section 21074. The City has contacted the tribal representatioésd below.Correspondence to and

from tribal representatives igcluded as Appendix G to this Initial Study. As of the release date of the
Initial Study, the City has receivede request for consultation fronGabrielefio BandfdMlission Indians

—Kizh Nation

A Gabrielefio Band of Mission Indian&izh Nation, Andre\8alas
Gabrielefio/Tongva San Gabriel Band of Mission Indians, Anthony Morales
Gabrielefio/Tongva NatiofgandonneGoad

Gabrielefio/Tongva Indians of California Tribal Council, Robert Dorame
Gabrielefio/Tongva Tribe, Charles Alvarez

Gabrieléio/Tongva Tribe, Lala Candelaria

> > > > > >

Juanefio Band of Mission Indiadsyce Stanfield Perry

The project site isindevelopedand borderedby existing development. Howevéhere is the potential
for the project to affect previously unidentified Native American tribal cultueaburcesConstruction
activities would include excavation and gradiMM CR1 has been identified to mitigate this potential
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impact to archaeological resourc&sompliance with MMCR1 would mitigate potential impacts to tribal
cultural resources to a $s than significant level.

Mitigation Program
Standard Conditions and Mitigation Measures

Please refer to Section3}.Cultural Resources
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4.19 Utilities and Service Systems

Threshold & Require or result in the relocation or construction of new or expandedater,
wastewater treatment or storm water drainage, electric power, natural gas, or
telecommunications facilities, the construction or relocation of which could cause
significant environmental effects?

Less Than Significant Impadthe City owns, operase and maintains 21 wastewater lift stations and 197

miles of pipeline that connect to th®range County Sanitation District (OC8Dnk system to convey
wastewater to OCSD's treat ment pl ant s. OCSD’' s ser
ard nort hwest Orange County, and it operates two r
Valley has a capacity of 320 million gallons per day (MGD) and Plant No. 2 in Huntington Beach has a
capacity of 312 MGIBoth plants share a common ocean falitbut Plant No. 1 currently provides all of

its secondary treated wastewater to Orange County
for beneficial reusé?

Wastewater originating from the project site would ultimately be treated by facildiesed and operated

by the OCSD. Project wastewater flows would be di
Plant No. 1 maintains a treatment capacity of 3dGDand currently treats an average daily influent
wastewater flow of approximatel§17MGD, and Plant No. 2 maintains a treatment capacity of

and currently treats an average daily influent wastewater flow of approximateMGID

The proposed project would increase wastewater generation on the project site. Projected wastewater
demand for he project is shown irmablel9. The projected peak wastewater generation is anticipated to
be 5,040gallons per daygpd). The estimated project wastewater generation represents less than one
percent of the total treatment capacity at eithedddt No.1 or No.2. Thereforeexisting wastewater
treatment facilities are able to accommodate the projgeinerated wastewater and continue
maintaining a substantial amount of remaining capacity for future wastewater treatment. Impacts would
be less tharsignificant.

Tabk 19 Future Wastewater Generation

Demand Factor Generated Wastewater
Land Use Dwelling Units (gpd/unit) (gpd)
Residential 21 240 5,040

Notes:
Residential sewer generation rates are taken from Section IV. Sewer System of the NexgobrCRsign Criteria
GPD = gallons per day

Source: City of Newport Beach Master Sewer Plan 2010

Further,the project does not require and would not result in the construction of new storm drainage
facilities or expansion of existing facilities. Whiledmiof i cati ons to the existing
would be required to implement the project, the existing facilities are adequate to accommodate the
development.There is capacity to serve existing wastewater demand, existing plus the proposed,projec

and future conditions wastewater demand.

52 Arcadis City of Newport Beach 2015 Urban Water Management.Rlane 2016.
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The site icurrentlyapproximately 24ercent impervious. In the postevelopment condition, the project
site would be approximatel§9 percent impervious, with the remainir& percent consisting gbervious
landscaping areafue to the increase of impervious surfaces, rdrindm the site would increastom
3,595 CF to7,573 CF.However,with implementation of infiltration BMPs, total volume stored onsite
would total 3,959 CF. Therefore, the total runoffrfrghe project site under project conditions would be
3,614 CF, a 19 CF difference or 0.5 percent difference.

Although the proposed project would increase the amount of impervious surfaces, no significant changes
to the drainage pattern would occulhe poposed drainage pattern is similar to the existing condition,
except the proposed site wouldse biotreatment BMPsvia infiltration. All runoff would flow to the
existing storm drain system at Bonita Channel OCFDARB4uLgh the project would increasegramount

of impervious surfaces, the proposed drainage system would maximize ground infiltration with the
proposed BMPs andse existing storm drainage facilities. Therefore, the project would not require
construction of new storm drainage facilities. Ingg@would be less than significant, and no mitigation is
required.

Threshold b) Would the project have sufficient water supplies available to serve the projeand
reasonably foreseeable future development during normal, dry, and multiple dry years?

LessThan Significant ImpacfThe City oNewport Beact2015 FinalDraft Urban Water Management Plan
(UWMP) was prepared in compliance with the requirements of Water Code Section 10610 through 10656
of the Urban Water Management Planning Act. The UWMP regewresy urban water supplier providing
water for municipal purposes to more than 3,000 customers or supplying more than 3,00fkatc(aF)

of water annually to prepare, adopt, and file an UWMP with the California Department of Water
Resources (DWR) eveiyd years in the years ending in zero and five. 20 UWMP provides water
supply planning for a 2gear planning period ib-year increments and identifies water supplies needed

to meet existing and future demands. The demand analysis must identifylysted@bility under three
hydrologic conditions: a normal year, a segear, andmultiple dry years.

The City receives water from several sources including local groundwater from the Lower Santa Ana River
Groundwater Basin, imported water purchased frahe Municipal Water District of Orange County
(MWDOC), and recycled water purchased from Orange County Water District (OCWD). The majority of
the City's water supply is groundwater, pumped fr

Currently, tke City relies on 70 percent groundwater, 27 percent imported water, and 3 percent recycled
water and is expected to change to 70 percent groundwater, 26.5 percent imported water, and 3.5
percent recycled water through the year 204Dhe City projects a fl@ning demand trend despite a
projected 13 percent population growth due to active water conservation efforts.

The waterdemand associated with th&l dwelling unitgs anticipated to be approximately,040gpd, or

5.65 AFYOutdoor water use would apprimatelybe 1,614gpd, or 1.8 AFYIndoor water conservation
measures include low flow rate plumbing fixtures, whiledmor water use wouldisesub-surface dripline
irrigation, low water use plant materials, weathbased irrigation controllers, and mulcAdditionally,

the project would be required tocomply with City of Newport Beach Water Efficient Landscaping design
standards.

The City of Newport Beach anticipates an increase
demand f o iyusesaretanticiplatedo increase from 1,953 AF to 2,111 2648y According to
the City of Newport2015 Urban Water Management Plan, the available water supply would meet
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projected demand duringgormal, dry, andnultiple dry years through 2040. Theoeg, the increase in
water demand generated by implementation of the project can be accommodated by the Gligyvpiort
Beach Thereforeno significant impacts would occur.

Threshold ¢) Would the project result in a determination by the wastewater treatmnt provider
which serves or may serve the project that it has adequate capacity to serve the
LINE2S0GQa LINP2SOGSR RSYFYR Ay IRRAGAZY (G2
Less Than Significant Impadihe proposed project would result in an incrementgrease in the demand
for wastewater conveyance and treatment faciliti ¢
existing sewer system |ines surrounding the proje
Master Sewer Plan were usedéstimate wastewater generated by the proposed project. The project is
anticipated to generate a net increase of approximately 5,040 gallons peggdydf wastewater over
existing uses. The net increase represaminominal percentage increase over thristing capacity at
OCSD’s Reclamation Plant No.1 and No. 2. Therefore
the proposed project. The increase would not require tanstruction of new water or wastewater
treatment facilities or expansion @xisting facilities. Therefore, impacts would be less than significant
and no mitigation is required.

Threshold ¢) Would theprojectgenerate solid waste in excess of State or local standards, or in excess
of the capacity of local infrastructure, or oth&rise impair the attainment of solid waste
reduction goals?

Less Tan Significant ImpactThe City contracts wittR&R Environmental Servidesresidential refuse
collection. Solid wasteis taken to a Citpwned transfer stationat 592 Superior Avenuewhere it is
consolidated and transferred to a materials recovery facility for sorting of recyclable materials. The
majority of the remaining waste is taken to one of thr@euntylandfills: Frank R. Bowerman Landfill in
Irvine, Olinda Alpha Landfill in Breand Prima Deshecha Landfill in San LiegpistranoTable20 provides
capacity details for each of tHeéountylandfills.

Tabk 20 OC Waste & Recycling Landfill Capacities
Maximum Daily Permitted Maximum Permitted
Landfill Tonnage (tons per day) Capadiy (Cubic Feet) Remaining Capacity
Frank R. Bowerman 11,500 266,000,000 205,000,000
Olinda Alpha 8,000 148,800,000 34,200,000
Prima Deshecha 4,000 172,900,000 87,384,799
Source: CalRecycle. Solid Waste Information System (SWIS). 2018

According to C&8ecycle, the City of Newport Beduass a disposal rate of 6pbunds per person per day

in 2017. The proposed project would generate solid waste front\2&lling units and is expected to
attract 47 new residents to the City. The anticipated solid wasteeggion from the project is
approximately 315 pounds of solid waste per day, or 57.49 tons per Vbarsolid waste volume would

be less than one ton per day, and therefore considered a negligible amount of the daily capacity of any of
the landfills senng the project siteFurther, tie project would include the demolition of the existing
structures and paved surfaces on the project site, which would generate debris to be removed from the
site. In order to comply with the State of California Waste Manag@mct (AB 939), thRlewport Beach
Municipal CodgNBMC)Section 12.63.120RecyclingRequirengents, requires applicants to depo$d
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percentor more of demolition debris generated at a project site from landfills by recycling, reuse, and
diversion prograns. Existing landfills have sufficient capacity to serve the proj€ompliance with all
applicable regulations and laws regarding solid waste would further reduce imghet®fore impacts

are less than significant.

Threshold(e) Would the project comply with federal, Sate, and localmanagement and reduction
statutes and regulations related to solid waste?

No Impact.State, County, and local agencies with regulatory authority related to solid waste include the
California Department of Resources Reicgclnd Recovery, OC Waste and Recycling, and the City of
Newport Beach. Regulations specifically applicable to the proposed project include the California
Integrated Waste Management Act of 1989 (AB 939), Section 4.408 of the CalGreen Code, which the
NBMChas adopted by reference!N@MC1 . 1 1. 010) , and SB 341, which req
development and commercial uses to implement recycling programs.

The Integrated Waste Management Act, which requires every City and County in the State to prepare a
Source Reduction and Reégigl Element (SRRE) to its Solid Waste Management Plan, identifies how each
jurisdiction will meet the State’'s mandatory wast
The diversion goal has been increased to 75 percent by 2020 by SBBBAC Chapter 12.63tipulates

standards and regulations for the collection and management of solid waste in the City, in accordance

with the Integrated Waste Management Act.

The 2016 CalGreen Co8ection 4.408 requires preparation of a Construction Wastadgament Plan

that outlines ways in which the contractor would recycle and/or salvage for reuse a minimé® of
percent of the nonhazardous construction and demolition debris. During the construction phase, the
proposed project would comply with the Cal@reCode through the recycling and reuse of at ld#st
percent of the nonhazardous construction and demolition debris from the project site. No conflict with
statues and regulations related to solid waste would occur.

Cumulative Impacts

The proposed projgcwould have a less than significant impact with respect to utilities and service
systems. The project would require water and wastewater infrastructure, as well as solid waste disposal
for building operation. Development of public utility infrastructuseoiart of an extensive planning process
involving utility providers and jurisdictions with discretionary review authority. The coordination process
associated with the preparation of development and infrastructure plans is intended to ensure that
adequateresources are available to serve both individual projects and cumulative demand for resources
and infrastructure as a result of cumulative growth and development in the area. Each individual project
is subject to review for utility capacity to avoid unaipated interruptions in service or inadequate
supplies. Coordination with the utility companies would allow for the provision of utility service to the
proposed project and other developments. The project and other planned projects are subject to
connecton and service fees to assist in facility expansion and service improvements triggered by an
increase in demand. Because of the utility planning and coordination activities described above, no
significant cumulative utility impacts are anticipated.

143 Ford Road Residential Project
Initial Study and Mitigated Negative Declaration



Section 4.0
Environmental Analysis

Mitigation Program
Standard Conditions and Requirements

{1 | ¢ mtwmMTheproject would be required to comply with the City of Newport Beach Municipal Code
(NBMQ Chapter 14.16 related to water conservation and supply level regulations in effect
during the construction and operation of tharoject, and NBMCChapter #.17 with
respect towater efficientlandscaping.

sSCcCuR Prior to issuance of building permits, the applicant shall submit a detailed sewer and
water demand analysis for review and approval by the Public Works and Municipal
Operation Departments.

SCUB The Applicant shall prepare and obtain approval of a Construction and Demolition Waste
Management Plan (CDWMD) for each phase optiogect The CWMP shall list the types
and weights or volumes of solid waste materials expected to be generated from
construction. The CDWMP shall include options to divert from landfill disposal,
nonhazardous materials for reuse or recycling by a minimum of 65 percent of total weight
or volume.

Mitigation Measures

No mitigation is required
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4.20 Wildfire

Threshold (a) If located in or near State responsibility areas or lands classified as very high fire hazard
severity zones, would th@roject substantially impair an adopted emergency response
plan or emergency evacuation plan?

Nolmpact.According tahe CAL FIRBazard SevegtZone Map for the City of Newport Beach, preject

site is not within a State Responsibility Ard@de project site is in a Nérery High Fire Hazard Severity
Zone (VHFHSZ) zone within a local responsible Bregect design and site access would agéhter OCFA
regulations and designs. Further, project constructweould not require the complete closure of any
public or private streets or roadways during construction. Temporary construction activities would not
impede use of the road for emergenciesamcess for emergency response vehicles. Therefore, the project
would not result in inadequate emergency access, amanpact would occur.

Threshold (b) If located in or near State responsibility areas or lands classified as very high fire hazard
severity zones, due to slope, prevailing winds, and other factors, would heject
exacerbate wildfire risks and thereby expos@roject occupants to pollutant
concentrations from a wildfire or the uncontrolled spread ofvaildfire ?

NolImpact.As discussed abovihe project is not within an area classified as very high fire hazard severity
zone.Therefore, no impacts would occur.

Threshold (c) If located in or near State responsibility areas or lands classified as very high fire hazard
severity zones, would th@roject require the installation or maintenance of associated
infrastructure (such as roads, fuel breaks, emergency water sources, power lines or
other utilities) that may exacerbate fire risk or that may result in temporapy ongoing
impacts to the envionment?

NolImpact.As discussed above, the project is not within an area classified as very high fire hazard severity
zone.The proposed project is surrounded by existiteyelopment in an urb@ized area of the City he
proposed project would tie into esting infrastructure that currently serves the project aré€aoject
implementation would not result in the new construction, installation, or maintenance of new
infrastructure.No impact would occur.

Threshold (d) If located in or near State responsibditareas or lands classified as very high fire hazard
severity zones, would theproject expose people or structures to significant risks,
including downslope or downstream flooding or landslides, as a result of runoff, post
fire slope instability, or drainge changes?

No Impact. The project is not within an area classified as very high fire hazard sex@migyThe project

site features slight slopes, ranging from approximately 192 to 200 feet above m&laAccording to the
General Plan Safety Elementgtiproject site is not within an area identified as having a potential for
landslides. The project site and surrounding vicinity are relatively flat. There are no known landslides near
the site nor is the site in the path of any known or potential landslidieerefore, no impacts would occur.

Mitigation Program
Standard Conditions aniitigation Measures

No standard conditions or mitigation measures are applicable to the proposed project.
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4.21 Mandatory Findings of Significance

Threshold &) Does the project have the potential to substantially deyrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife species, cause a fish
or wildlife population to drop below seHsustaining levels, threaten to eliminate a plant
or animal conmunity, substantiallyreduce the number or restrict the range of a rare or
endangered plant or animal or eliminate important examples of the major periods of
California history or prehistory?

Less Tan Significant ImpactOn the basis of the foregoing dwais, the proposed project does not have
the potential to significantly degrade the quality of the environment, substantially reduce the habitat of
a fish or wildlife species, cause a fish or wildlife population to drop belovsgstéining levels, thréan

or eliminate a plant or animal community, substantially reduce the number or restrict the range of a rare
or endangered plant or animal or eliminate important examples of the major periods of California history
or prehistory. The project sits surrounded by existinglevelopment in an urbanized area of the Cifhe
proposed project is consistent with the General Plan andNbe/port BeachMunicipal Codesubjectto
approval of aGeneral Plan amendment arbne ChangeTherefore, the project would notdve a
significant impact on any sensitive, rare, or endangered plant/wildlife community.

Threshold b) Does theprojecthave possible environmental effects which are individually limited, but
cumulatively considerable?

Less Than Significant Impadthe poposed project does not have impacts that are individually limited,
but cumulatively considerable. Incremental impacts resulting from development and operation of the
proposed project and other cumulative projects that would be under construction indhiolegical
resourcescultural resources, geology and soils, hydrolaggwater quality,noise and tribal resources

The analysis concluded that these incremental impacts are each less than significant or can be mitigated
to a less than significant levéVhen viewed in connection with the effects of past projects, the effects of
other current projects, and the effects of probable future projects, these impacts are not cumulatively
considerable.No cumulative impacts are anticipated in connection withstor other projects. The
proposed project complies with lortgrm regional air quality plans, regional population forecasts, and is
within the service capabilities of utility purveyors. No significant adverse environmental impacts have
been identified. Thanalysis contained in this Initial Study evaluated existing conditions, potential impacts
associated with the development of the project, and possible environmental cumulative impacts. The
project does not have any impact on projected growth or plannegeauts for the City oNewport Beach

or neighboring jurisdictions known as of the date of this analysis.

Threshold ¢) Does theproject have environmental effects which will cause substantial adverse
effects on human beings, either directly or indirectly?

Less Than Significant Impadthere are no known substantial adverse effects on human beings that would
be caused by the proposed project. The environmental evaluation has concluded that no significant
environmental impacts will result from the project.
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